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INTRODUCTION -

The cities of Newpori and Lincoln City and Lincoln County have undertaken a visual management

study for selected segménts along the Highway 101 corridor. These selected highway segments

-represent a diverse range of visual qualities that are found along Lincoln County’s coastal

highway corridor.

The study, intended to contribute towards éstablishing a framework for managing the visual
quality of Oregon’s Highway '1 01 corridor, is funded by a Department of Land Conservation and
Devélopment grant. This documem presénts findings of the study and includes elements fora
visual management plan. In addition to a visual inventory and regulatory assessment, this rebort
contains visual managenient impleme-ntation strategy. The tinal. chapter presents a discussion of

selected implementation projects that have been undertaken as a result of the study.

Several other planning docu.m~ents ihcluding Visual Resodice Analysis of the Qregon Coastal
Zone (prepared for the Oregon Coastal Conservation and Development Commission), Oregon
Coast Highway 101 - A Visual Quality Study (prepared for Lincoln City Planning Depariment),
City of Newport Redevelopment Plan, and 'Lihcoln City Redevelopment Plaq (in progress) should

be consuited for additional analysis of the highway corridor's visual quality.



PART 1. VISUAL INVENTORY AND ANALYSIS

L DESCRIPTION OF STUDY AREA

The study area is situated along a portion of Oregon’s Pacific coast where recreation and tourism

are popular activities. Poniohs of Lincoin County and the cities of Lincoln City and Newport are
included in the Highway 101 study area. This diverse section of the Oregon coast is located
southwest of Portland and west of the Willamette Valley population centers. Highways 18 and

126 approximately border the area to the north and south (see location map).

Five segments, adding up to almost 1.2 miles, along this 40-mile stretch of coastal highway are
included in the study area. Through diéédssion with the Cities and County, these segrﬁents were
chosen to represent areas of visual importancé and opporﬁmity. Included are rugged basait
headlands and beaches, streams, wetlands, a lake, and coastal forest corridors. Development in

the area includes commercial, residential and industrial uses, and parks.

Highway 101 corridor study segments:

—

Lincoln City North
2. Lincoln City South
3. Cape Foulweather
4. Newpon

5. Seal Rock

N



. STUDY METHODOLOGY

The purpose of the invéhtory was to establish an accurate record of existing visual conditions in
the study area as a basis for planning, design, and regulatory recommendation’;s. Prior to starting
visual field studies, team members reviewed .relevva‘nt baékground materials including land use
»reg‘ulations, éxisting reports, and existing video footage of the corridor supplied by the Oregon

Department of Transportation (ODOT) .'

Actual field inventory work began with recording the total visual sequence of each segment in
both directions using a video camcorder and'supplemental 35mm color slides. The vantage point
was in an automobile travelling on Highway 101. Video and 35mm photodocumentation provided

a visual database for later field map interpretation and verification.

Field mapping covered both directions of travel along each highway segment. The resulting

inventory maps delineate a sequence of viewsheds and landscape features that describe the
pattern and extent of important highway corridor views, and visual conditions. Field team

members recorded the following information on annotated inventory maps.

Visual Units -- Stretches of highway distinguished by physical characteristics,
orientation, predominant land use, and view obtained. These form logical units for

describing stretches fo the highway corridor.

Image Types -- Dominant visual character of the adjoining areas within each visual unit,

determined by natural features, land use, and development intensity.

Roadslide Edge Conditions -- Factors include vegetation, building density and setback,

major grading, retaining walls, signs and other elements visible within the right of way.



Edge conditions strongly influence views from the road and provide numerous

opportunities for the corridor's visual management.

Domlnant'LahdSt:ape Features -- These include major natural and architectural
coastline features. When viewed from the roadway, landscape features are seen inthe

foreground or middieground and provide visual focal points or form a dominant backdrop.

Prominent Views -- A cone-of-vision along which the highway viewer looks. These are
areas over which the eye is directed in views from the highway corridor toward the ocean
and landscape features. It is within these areas that new development or tree growth can

block important views. Views from primary stationary viewpoints are also included.

The inventory map information describing existing visual conditions in the corridor was transiated
into a visual opporfunity and problem evaluation. This assessment identifies important visual

assets to be preserved or enhanced as well as visual problems to be avoided or mitigated.

The visual inventory and opportunities and problem analysis provides a framework for
determining a corridor-wide visual management strategy. Regulatory issues and implementation

projects are considered as part of this overall management plan.

S



M. VISUAL _'IN\_IENTORY

The visual inventory maps reveal a range of image types, edge conditions, view corridors and

significant landmarks along the corridor.

Image Types
Image types, indicating dominant visual character, are delineated along each segment. Image
types are classified into three basic groups: commercial, residential, and natural / undeveloped.

Prototypical image types are illustrated in Exhibits 1 - 10.

Commercial image types, featuring dominant buildings and/or automobile parking with varied '

setbacks occur primarily near Lincoln City and Newport.

Residential image types range from somewhat isolated structures with heavy vegetative and
topographic screening (R1) to. higher density residential areas where structures dominate a_md
landscape and setbacks are minimal (R2 and R3) R1 image types are scattered throughout
corridor segments while more urban residential patterns (R2 and R3) are concentrated near

Lincoln City and Newport.

Natural / Undeveloped image types include the following caieg’ories:
W -- Estuary/Riparian Areas
O -- Ocean Shoreline Areas
P -- Park |
F -- Forested or Vegetated Areas

V -- Vacant Areas

Some combination of natural / undeveloped image types occurs within each corridor segment,

however forested or vegetated (F) image areas appear most frequently.






C-1 COMMERCIAL

VISUAL IMAGE TYPES

o DOMINANT BUILDING FACADES (1 TO 2 STORY) :
o MINIMUM SETBACK
o MINIMAL TO NO LANDSCAPE SCREENING -
0 HIGHLY VISIBLE PARKING r—
0 NON-UNIFIED ARCHITECTURE .
o EXTENSIVE SIGNAGE PA ln
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VISUAL IMAGE TYPES

C-2 COMMERCIAL

o MODERATE SETBACK AND DENSITY
DOMINANT PARKING OR BUILDING FACADES
MINIMAL TO NO LANDSCAPE SCREENING
EXTENSIVE SIGNAGE

o 0O
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VISUAL IMAGE TYPES

C-3 COMMERCIAL /
LIGHT INDUSTRIAL

o DOMINANT STRUCTURES

o MINIMUM TO MODERATE SETBACK AND
DENSITY

0 MINIMAL TO NO LANDSCAPE SCREENING

0 EXTENSIVE SIGNAGE AND MATERIAL STORAGE

EXIATING VEQETATION
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VISUAL IMAGE TYPES

R-1 RESIDENTIAL , i

0 LOW DENSITY

0 MODERATE TO COMPLETE VEGETATIVE AND :
TOPOGRAPHIC SCREENING OF RESIDENCES AT vEGSTATIn
MODERATE TO DEEP SETBACK
DENSE MATURE VEGETATION
RANDOM BUILDING ORIENTATION
CUSTOM ARCHITECTURE
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VISUAL IMAGE TYPES

R-2 RESIDENTIAL / COMMERCIAL

0 MODERATE DENSITY ’ ‘

o DOMINANT STRUCTURES

o MINIMAL TO MODERATE LANDSCAPE
SCREENING

o MINIMAL TO MODERATE SETBACK

0 PARKING VISIBLE BUT NOT DOMINANT
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VISUAL IMAGE TYPES

R-3 RESIDENTIAL

o HIGH DENSITY

o DOMINANT STRUCTURES

0 MINIMAL LANDSCAPE SCREENING
o MINIMAL TO MODERATE SETBACK
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VISUAL IMAGE TYPES

W  RIPARIAN AND ESTUARY

o TYPICALLY LOCATED TOGETHER WHERE
CREEKS FLOW UNDER HIGHWAYS TO THE
OCEAN
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VISUAL IMAGE TYPES

O OCEAN/SHORE
0 SCENIC NATURAL AREAS

HIGHWAY 101
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VISUAL IMAGE TYPES

P PARK

o OPEN VIEWS TO OCEAN
o MAN-MODIFIED LANDSCAPE
o VISIBLE BUT NOT DOMINANT PARKING AREAS
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VISUAL IMAGE TYPES

F

FORESTED

DENSE FOREST VEGETATION AND
TOPOGRAPHY PROVIDE NATURAL CORRIDORS
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Edge Conditions

Edge Conditioné are described according to the following categories:
o Vegetative Screening
o Partial Vegetative Screening (Filtered)
o Structures -

0. Embankment/ Cut Bank

Each highway segment includes a variety of edge conditions; in fact, many include the full range.
Genérally, the best view opportunities occur along road segments with open or partially screened
conditions. Some areas that are screened or partially screened by vegetation could potentially be

modified to improve highway view experiences.

Significant Landmarks
Landmarks provide visual focus and sense of orientation along the highway corridor. Some are
historical structures while others are visually prominent features that give identity to a particular

place.

Rock outc@ps, scenic ocean views, and Schoéner Creek provide |andmérk elements near the
southern end of the Lincoln City South segment. Other landmark views are located at the
northern end lof the Cape Foulweather segment where Whale Cove is visible through a partial
vegetation screen. Newport Harbor and Yaquina Bayv Bridge, situated at the nonhérn edge of the

Newport Segment, provide a sehse of identity and entrance to the area.

Prominent Views
Prominent views are delineated by arrows on the inventory maps. These highway views, either

partially screened or open, typically encompass panoramic ocean or shoreline scenery.



Devils Lake, ocean, and coastline views can be seen from the Lincoln City North segment. The
Cape Foulweather segment includes ocean, shoreline, and Whale Cove views. Newport
segment views encompass Newport Harbor and the Yaquina Bridge in addition to ocean and

riparian landscape; forest vegetation frames views along portions of this segment.
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~ INVENTORY MAPS
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. INVENTORY
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INVENTORY
MAPS
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Iv. VISUAL OPPORTUNITIES AND PROBLEMS

identification of visual opponuhities and problems addresses the question, "What is good or bad
in corridor views and what Should the corridor look like in the future?" The following series of

maps illustrate key visual opportunities / problems for each corridor segment.

Exampies of visual opportunities include dramatic vistas that enhance the driving experience,
highly scenic areas worth protecting, and visible landmark features. View obstruction and visually

prominent off-étreet parking are examples of problems within the scenic'corridor.

Summary of Opportunities and Problems
The maps illustrate a range of visual assets and problems. These can be generalized into three

overall categories:

Existing Visual Problems -- Scenic views obstructed by development or vegetation,
visually intrusive or discordant signage, minimal setbacks and landscaping to screen

development, visually prominent off-street parking, and highly visible open yard storage;

Existing Visual Oppontunities -- Scenic ocean and riparian view corridors, potential for
improved scenic pullouts, potential to improve commercial strip appearance, opportunity

to improve park and city entries, potential to increase scenic highway views.

Future Problems -- Road widening could eliminate landscape screening of development,

increased development could diminish scenic quality.
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PART 2. REGULATORY ASSESSMENT

l SUMMARY OF EXISTING VISUAL POLICIES REGULATING CORRIDOR

DEVELOPMENT

Several existing policy documents provide an initial framework for managing the highway
corridor's visual quality. In addition to municipal regulatory planning, state and county plans and
policies apply to coastal develdpment. The following summary briefly explains existing relevant

visual management policy and regulation for the Lincoin County 101 corridor.

Oregon’s Statewide Planning Goals

The Land Conservation and Development Commission (LCDC) guides land use planning by state
agencies and local governments through a series of mandatory Statewide Planning Goals and
advisory gui.delines. Cities and counties have adopted, and LCDC has approved, comprehensive
plans which fulfill requirements of these gbals. Plans for Lincoln City, Lincolh' County, and
Newport were all acknowledged in 1981-82. LCDC's approval or acknowledgement of

compliance is state certification that the plans comply with goal requirements.

The Statewide Planning Goals have a number of requirements which relate either directly or

indirectly to management of visual values:
Goal 5, Open Space, Scenic Historic and Natural Resources, includes a general
mandate to inventory the quantity, quablity and location of outstanding scenic views and
sites. Local governments are required to protect sites for which there are no conflicting
uses. Where conflicting uses are identified, local governments must identify and balance
the economic, social, environmental, and energy consequences of protecting or not
prbtecting the resource. A program must be adopted which protects scenic vaiues if the

resource is to be protected.

©



Goal 17, Coastal Shorelands, requires that cities and counties identify exceptional

aesthetic resources in coastal shorelands. (Sites identified are on lands west of Highway

101 or within 1000 feet of estuaries or 500 feet of coastal lakes.)’

The general planning scheme set forth by Goal 14, Urbanization, and other goal

requirements, are designed to separate urban and urbanizable lands from rural lands.

This has occurred primarily through the adoption of urban growth boundaries (LJGB's)

around cities which indicéle the extent of urban levels of development.

City and County Comprehensive Plans and Ordinances

.As noted above, Lincoln 'County, Lincoln City, and Newport have adopted plan policies and -

' implemented ordinances to comply with the statewide land use planning requirements.

The Lincoln County Land Use Codes include the County’s Comprehensive Plan and zoning.

The plan generally mandates protecting scenic resources, and allows for developmént that will

not substantially alter the visual character of those resources.

Specific requirements for development in scenic areas are listed below:

.0

(o}

- Maintain natural vegetation whenever possible.

Screen unsightly fand uses whenever possible, preferably with natural vegetation.
Limit rights-of-way widths and numbers of roads intersecting scenic roadways to the
minimum. needed to safely and adequately serve the uses to which they connect.
Limit signs in size and design so as not to distract from the area’s visual quality.

Limit excaVation and filling only to those areas where alteration of the natural terrain in
necessary; revegetate such areas as soon as possible.

Protect vistas and other important views.

10



The Lincoln City ComprehelnslvePlah establishes aesthetic policies for the City. Listed below

are particularly pertinent policies for highway corridor visual management.

o The City shall consider developing a city-wide landscape plan.
o The Planning.Commiséion-shall recommend designated scenic viewpoints and areas
within the city, ahd éhél!\réview,the impact of development proposals near these
_locations. Dével_opmer;t within 106 feet of scenic viewpoints shall be evaluated.
Visual evaluations will include impacts on natural vegetation, screening requirements,
design and placement of signs, 'and use of natural materials.
o The City shall encourage underground placement of utilities to improve aesthétic

qualities along Highway 101.

An Environmental Quality Overlay Zone (EQ) designates areas where development proposals
require special review. Aesthetic resources are protected by this designation: "development

shall not reduce the scenic character or substantially alter natural vegetation cover."

The City’s zoning ordinance also establishes building height limitations and setback requirements
that affect visual impacts of new development. Residential building heights are limited to 35 feet
with a 10- to 20-foot front setback requirement. Commercial and industrial building heights

cannot exceed 45 feet, and a minimum of 5 feet is required for the front setback.

"Newport's Comprehensive Plan identifies several scenic views, including Yaquina Bay and
Yaquina Bay Bridge, that have exceptional scenic quality. Visual policies guiding development

and conservation in Newport include the followirng.

o Vistas shall be considered when reviewing large scale developments which would limit

the general public's view from public property. The planning commission may

-
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regulate height, Iocétion, design, or color of proposed dévelopment that would
diminish. such views.

o >The scenic value of Highway 101 in the South Beach industrial area shall be
protected. In this area, a 50-foot setback from the /right-of-way and vegetation buffer
is required. |

o NatiJraI vegetation on private lands in the shoreland areas shall be protected to the
extent possible. Development in such areas shall be encouraged to follow the natural
terrain. Restoration:of top soil and re-vegetation or landscaping shall occur as soon

as possible after development is completed.

Newport's zoning ordinance regulates building heights and setbacks. Residential structures are
not allowed to exceed 30- to 35-foot heights and must be setback 10 to 20 fest from the front
property line. "Commercial, industrial and public building heights are limited to 50 feet and no

front setback is required.

The City’s sign ordinance regulates size, design, and placemeht of signs. Off-premise signs are
permitted within 100 feet of the Highway 101 right-of-way only in areas zoned commercial or
industrial. These displays'shall be limited to 30 feet high with a maximum 12-foot and vertical

and 20-foot horizontal dimension. In addition to prohibiting flashing, rotating, or brightly

-illuminated signs, the ordinance states that no sign shall cause visual obstruction.
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il VISUAL REGULATIONS ADOPTED BY OTHER COMMUNITIES

This section presents selected regulatory policies adopted by other communities. This material is

included as background mformatlon and reference.

The intent is to review how some other communities manage their visual / aesthetic resources
and determtne whether some policies might be adapted to fit Oregon’s Highway 101 corridor
visual ’management concerns. ' The selected p'olicie's reflect a cross-section of communities and

approaches; some will be more relevant to the Highway 101 corridor than others.

SANTIA‘ BARBARA COUNTY, CALIFORNIA

1. Local Coastal Plan (1982) - Visual Resources »

The pn'ncipal tegulatory tool developed as part of this program is the View Corrldor Overlay
Deslignation. AII areas in the County where there are views from Highway 101 to the ocean are
mapped on the Land Use Maps with this designation. The areas are broadly defined, and do not
generalty relate to specitic viewpoints or view-cones. There is no formal prioritization of view
corridors. All development-in these areas shall be reviewed by the County Board of Architectural
Review for oonformartce to the following policies:
o] "Struct)ures shail be sited and designed to preserve unobstrueted broad views of the
ocean from Highway 101, and shall be clustered to the maximum extent feasible.”
o "A tandecaping plan shall be submitted to the County for approval. Landscaping,
when mature, shall not impede public views.”
o "Building height shall not exceed 1 story or 15 feet above average finished grade,
unless an increase in height would facilitate clustering of development and result in
greater view protection, or a height in excess of 15 feet would not impact public views

to the ocean.”

-
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2. ‘ Comprehensive Plan, Land Use EIerﬁent {1985)
Applicable Visual Resource Pblicies include:

0 "lnareas designated as rural on the land use plan maps, the height, scale, and design
of structures shall be compatible with the character of the surrounding natural
environment. . . Structures shall be subordinate in app'earance to natural Iandforms,
shall be designed to follow the natural contours of the landscape, and shall be sited so'
as not to intrude into the skyline as seén from public places.”

o "In areas designated as urban . . . and in designated rural neighborhdods, new
structures shall be in conformance with the scale and character of the existing
community. Clustered development, varied circulation patterns, and diverse‘housing
types shall be encouraged.”

o “Signs shall be of size, location, and appearance so as not to detract from scenic

areas or views from public roads and other viewing points.”

3. Other Santa Barbara County Policies

The County’s A-1-X {Exclusive Agriculture) zone has standards Which require that agricutturat
structures (e.9., greenhouses) be set back a minimum of 50 feet from street centerlines, ‘a_nd that
landscaping be provided which,l within five years, will "reasonably biock the view of any structure

and on-site parking areas from outside of the property.”

The County’s Board of Archiiectural Review considers building mass, relationship of buildings
with topography, and compatibility of buildings, but outside of the Coastal View Corridor Overlay

district, its jurisdiction is limited to those areas zoned as D (Design Supervision Combining

Regulations), which include critical undeveloped parcels. Some communities and tracts maintain

their own design review committees.
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CITY OF THOUSAND OAKS, CALIFORNIA

Freeway Corridor Visual Analysis and Design Study (1987)

Visual design guidelines are provided for use by developers proposing projects in the Highway
101 / 23 corridor, and by reviewing bodies (Planning Commission and Design Review
Committee). fhe guidelines 'address roadside treatment (within the right-of-way), design
standards for properties adjoining the highway (new development), primary view corridors (of two
types) in which there is potential for view blockage, and design treatments suitable for entry yiews_
and a community theme. Two alternative equations are provided for determining appropriate

building heights.

The City requires photomontages of proposed projects on critical parcels, and has funded a

concept study for suitable development designs on several visually critical vacant parcels.

CITY OF AUSTIN, TEXAS

1. Development Criteria for the "Hill Country Roadway Corridor,” {Ordinance No. 86-0116-J)

(see Appendix A)

The corridors are defined as all land within 1000 feet on each side of public right-of-way. Their
purpose is to protect the "natural beauty" of the hill country and encourage development which is
compatible with it. For new development, a site plan is required which includes a tree survey with
a line delineating the extent of disturbance, indication of screening for parking, utility facilities,
etc., location of any existing or potential vistas from public viewpoints and how they would be
impacted. A scenic vista is defined as a "generally recognizable, noteworthy view" qf lakes,

valleys, creeks, or the downtown area.

Building height is limited, but may increase with distance from the right-of-way. Within 200 feet
from the right-of-way, maximum heights are 28 feet; beyond that, heights may vary according to

the density of zoned areas.

oy
"



Highway vegetative buffers are required, with no clearing of vegetation within 100 feet of the
right-of-way (provided that the buffer does not exceed 20% of the applicant’s acreage). Where
the buffer has previously been,disturbed, it is to be revegetated with native trees, shrubs, and -

grasses . .."

Development bonuses are offered to recognize innovative design beyond requirements, e.g.,
increased heights, reduced setback. Pertorménce criteria used for bonuses include:

o | "preseNing scenic vistas, including the provision of public observaﬁon points”,

o reducing building mass by breaking up buildings; and

o0 using pitched roof design features.

2. Capitol View Protection Ordinance
This provides an equation for calculating heights of buildings to ensure preservation of existing
views of the Capitol Dome. Maps are provided which plot the specific view-cones (horizontal

angles of view) from the Capitol to highway or other public viewpoints.

MONTEREY COUNTY, CALIFORNIA

Local Coastal Program - North County Land Use Plan, 1982

The North County Local Coastal Program provides three relevant types of policy that address

visual concerns.

Resource Management / Visual .Resources

This implements the Célifornia Coastal Act of 1976 which states that any development-permftted
in scenic areas should be sited and designed to be visually compatible and subordinate to the
natural setting. Its key policy states that, "In order to protect the visual resources of North

County, development should be prohibited to the fullest extent possible in beach, dune, estuary,

16



and wetland areas. O_nly Ibw intensity developmént that can be siled, screened, or designed to
minimize visual impacts shall be allowed...." General policies include:
o "Views to and along the ocean shoreline from Highway 1..., and to and along the
- shoreline of EIk_hom Sloﬁgh from public vantage points shall be protected.”.
© 0 "The least visuélly obtrusive portion of a parcel should be considered the most
desirable site for the iécmbn of new structures. Structures should be located where

existing topography and 'v'egetation provide natural screening.”

Design standards (specitic bolicies) include:

o Structures shall generally be sited so as not to block public views of the shoreline....
Necessary structures in public view between the road and the shoreline shall be sited
s0 as to protect the maximum possible open views. Other development ..... ( such as
residential or commercial structures) shall be designed with materials, colors,
landscaping, and fencing appropriate to the rural setti'ng."

o0 "Highway direction and other public signs should be minimized and designed to
complement the visual character of the area.”

o "Commercial and industrial signs shall be constructed of natural materials. They shall

not be internally illuminated.”

Public Access

The plan provides for retention of both physical and visual accéss to the ocean and inland water
bodies, from the coastal highway, pedestrian and bike routes, vista points, and other public view
areas. It also encourages provision of new vista points in safe location where pedestrian access
is not possible but parking can be screened from the highw'ay. Scenic easements are proposed

for private land where design controls would not prevent blockage of visual access.

-
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Moss Landing Community Plan
This provides more detailed designation of areas with values (historic & scenic) to be protected.
It calls for screening of industrial sites, visual access to key features such as the old harbor, and

identification ot suitable uses for key parcels.

BIG SUR, MONTEREY COUNTY, CALIFORNIA

Design Standards for the Big Sur Highway (1980}

Big Sur’s design standards outline recomme ndations related to paniculér problems that have
been identified in the scenic corridor. For example, poorly designed and located pulloﬁts are one
problérh along the scenic corridor. The visual analysis identifies three types: paved pullouts for
slow-moving vehicles; stopping and parking pullouts outside the viewshed; and bus stop pullouts
for trailheads, parks, etc; The standards state that all existing pullouts should be evaluated and

either eliminated or upgraded according to one of the ihree recommended pullout- prototypes.
Other recommendations that respond to corridor problems include the following:

Shoulder Treatment - A shoulder management plan should be developed and
irhplemented that will stabilize slopes and reestablish native vegetative cover to a defined

highway edge.

Setbacks and Parking Lots -- Comprehensive viewshed management criteria should”
be adopted rather than a 100-foot structure setback requirement. Continuous parking
area access should not encroach on the highway and no asphalt or other surfacing

shouid be visible from the highway.
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Signs -- Use of signs should be de-emphasized in the scenic highway corridor. Design
solutions should provide orientation and direction. Guardrails and reflector buttons both

- effectively announce the presence of hazards and should be used.

Where signs are essential for traffic safety or information, international symbols or some

local variation in character with this area would be an improvement over verbal signing.

Utilitles -- Utilities should be put underground where feasible. Where not feasible,

rerouting is suggeste:d‘.

- Lighting -- Appropriate brightness and tone are indicated by the surrounding
brightness. All.existing lighting that does not meet these criteria will generally be

perceived as out of character.

CITY OF PALO ALTO, CALIFORNIA

El Camino Real Design Guidelines (1979)

The City of Palo Alto prepared guidelines for development along EI Camino Real, a landscaped
commercial auto-oriented street, to advise designers and business people about appropriate
design treatment. The guidelines emphasize using a consistent design vocabulary along the

street. Some of the guidelines are excerpted below.

Archltectural and Site Planning

[=]

Do not design an improvement primarily to attract attention.

All automobile parking should be screened.

o

(<]

If a sign is needed, a place for a sign should be designed into the building elevation.

Using bright colors, such as reds, yellows, purples, and greens may make new

o

development incompatible with the surroundings.

.
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o Commercial buildings, new or remodeled, which are located adjacent or near other .

similar properties should be compatible with their neighbors.

.Buffers and Parking Lots

o The front‘ setback should be used to provide a landscape buffer between the buildiné
and the street.

o All parked cars should be screened with walls, Iandscaping, or berms. Total height of
the wall, berm, or landscaping should be about 3-1/2 feet above the finishe_d parking
lot surface. g \

o A 5;foot landscaped perimeter is required aréund pa_rking lots with one 15-gallon tree

tfor each 25 feet of perimeter length.

Signs
.0 Freestanding signs generally should not exterid above the height of the surréunding
buildings.
o Tall signs shou!d be set back from the strget property line. Short signs may be
located closer to the property line. '
0 Asign is meant brimarily to identify a usé. It is therefore important for the méssage to

be as brief and readable as possible. More than two colors are not recommended.
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. HIGHWAY CORRIDOR REGULATORY ASSESSMENT

The highway co.rridorregulatory maps illustrate three considerations for visual management
planning; First the maps assign Iéndscape designationo for all areas within the highway corridor
segments. Delineating primary and secondary view areas advdresses ‘view protection concerns.
Finally, entry zoneé that indicate edges of urban development nodes, urbanizing or rural / scenic

areas are noted on the regulatory maps.

Landscape Designations for Developmeot Regulation

Landscape designations provide fhe background framework for doveloping reguiatory
mechanisms. Each of'the 'désignaﬁons represent a combination of visual characteristics with
particular opportunities and problems. Three deéignations, orban, urbanizing, and rural / scenic,
are assigned to areas throughout the highway corridor ségments. They are based oh

interpretation and generalization of image types and other inventory data.

Urban areas, shown primarily near.Lincoin City and Newport, contain development that
domi‘nates the landscape. Regulations will apply to new development in these areas as well as
modifications to existing development. Development types vary within the corridor therefore-

different controls may apply depending on the particular dominance or mix of uses.

Urbanizing areas, scattered throughout the comridor, include a combination of visible.
development, landscaping, and natural vegetation. An urbanizing designation could be regarded
as transitional in two respects. Urbanizing areas can spatially link urban and rural / scenio zones.
Secondly, we ca‘n’expect some change .over time during which urbanizing zones become moro
developed, possibly into urban areas. Visual management mechanisms should address both

aspects of the urbanizing zone’s character.

n
pary



Rural / scenic areas where significant views and natural vegetation / terrain exist and appear

v

throughout much ot the corridor. Regulations for these areas should emphasize preserving the

corridor’s natural scenic quality.

View Area Assessment

Primary view areas are indicated within each segment and reflect locations of sensitive prominent -

views thai are identified on the visual inventory maps. Boundaries for these areas schematically
delineate zones in which new development could potentially diminish visual quality within the
scenic corridor. New.development proposed in the vicinity of these sensitive areas should be

subject to more rigorous project review.

The sensitivity of each primary view area is influenced by a combination of particular factors such

as existing topography and vegetation. Consequently, applying rigid development standards that

spec‘rfy building heights, setbacks, etc., will not necessarily insure sensitive management of the .

corridor’s visual quality. Application of established visual fevie_w criteria that consider existing
conditions of each specific devélopment site can provide a more effective visual / aesthetic

planning tool.

_Entry Zones

The highway traveller's visual experience involves perception of sequential images. Entering and
leaving urbah development nodes is one aspect of this sequential experience. Corridor design
that accentuates entrances énd departures can create a more memorable and visually stimulating
journey for the highway traveller. Developments at these Iocations éssume particularly high

significance and can influence visual impressions of the whole community.
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Entry zones are indicated on the regulatory maps to denote an opportunity for special corridor
design treatment. Gatéways or entrances tOpa’rti’culér road segments can be designed using a

variety of techniques including special landscape or other artistic treatment.
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V. VISUAL MANAGEMENT IMPLEMENTATION STRATEGY

Recognizing the Highway 101 corridor’s outstanding scenic value, the purpose of this visual

management implementation strategy is to effectively protect views and other scenic values for

the Highway 101 traveller. To.this end, implementation mechanisms are intended to regulate

development and alterations adjacent to and visible from the scenic highway.

Policies that are presented on the following pages generally >apply to corridor-wide visual
management concerns. Development and right-of-way standards, designed to insure that

policies are effectively applied, relate to specific activities taking place iri the scenic corridor.

POLICIES
General Policles

o Views to and along the ocean and shoreline identified in the visual management
inventory shall be protected.

o Development in the inventoried.corfidor area shall be subject to éddﬁional standards
designed to protect, conserve, or enhance visual quality and minimize the effect of
new developmeht on visual values. |

o Development on parcels located within primary view areas shall be permitted when it
can be demonstrated that development will not significantly diminish visual quality.

o Where it is found that highly sensitive scenic areas cannot be effectively protected
through public regulation, the land should be considered for public acquisition. In
sdch cases, agencies with the capacity to properly manage and supervise the
property should purchase theiland.

o New access to 101 should be minimized through development of a local access and

circulation pian that focuses access at appropriate focations.

o
H



Resource extraction and management éctivities (such as timber harvesting and
quarrying) within the corridor shall be coordinated with the Visual Management Plan,
so as to protect and enhance visual quality.

Permitted uses shall be regulated ‘bby underlying zoning designations;the overlay zone

shall regulate the appearance of permitted uses and activities.

Local govemment and ODOT should determine future right-of-way requirements and '

that information should be used to determine setback limits.

ODOT should develop a unique coastal highway‘ sign system for the scenic corridor.
Design of the system should promote the area’s rustic / scenic character and
emphasize grapﬁ-ic.':' ratherthan verbal communication. Signs within the right-of-way
should be located so that they are not visually intrusive on highway views. Sig'ns

should not be located within primary view areas.

Specific Policles

o Scenic view areas shall include all primary view areas delineated on the Visual

Management Study' Regulatory Maps.

Structures and< lahdscaping shall be sited so they do not block scenic public views of
the shoreline that are delineated on Inventory Maps; development proposgls shall be
revised if necessary to accomplish this goal. Necessary structures such as pump
stations or refaining walls in publlic view between the rc;ad and shoreline shall be
aestheticaily' and functionally désigned and sited so as to protect the maximum
possible open views. Other development in public view between the road and
shoreline (such as residential or commercial structﬁ‘res) shall be designed with
nafuralistic materials (wood, stone, and/or brick), pastel er' subtle colors, 'and native
'lanbd-scaping appropriate to the scenic setting.

New roads providing residential, recreational, or commercial access shall be allowed

only where it has been demonstrated that common use of neighboring roads (or
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driveways, etc.) is not feasible. Access roads shall not intrude upon public views from
scenic routes or viewpoints. Roadways shall be designed to conform to the natural
topography and shall minimize grading, removal of mature trees, and the scarring of
hillsides. | ‘

New or replacement ufilijy Iines shall be underground wherever feasible. High voltage
transmission lines that cannot be placed underground shall be routed outside the
corridor wherever po‘ssvible; where this is not feasible, they shalf be routed and
designed to minimize environmental and scenic impacts.

Existing native trees and other significant vegetation shall be retained to the maximum
extent possible, except where removal or trimming would provide significant ocean
views or views of other scenic features in areas currently lacking such views from the
highway..

New outdoor advertising signs shall be prohibited in rural / scenic areas and restricted
in other portions of the corridor. Highway direction and other government signs shall
be minimized and designed to complement the visual character of the area. -

New commercial and industrial signs shall be in keeping with the natural scenic
character. |

The Department of Forestry should seek amendment to the FPA or its rules to
regulate forest operations to implement the following policies: Timber harvesting and
other forest management activities shall be designed to minimize visual impacts to
public views. Areas to be clearcut shall be laid out to be unseen from Highway 101; a
buffer strip of native-vegetation shall be maintained bétween the road and major
activities, and shall be wide enough to fully screen views and remain windfirm. All
access, staging, and residue material areas visible from the road shall be cleared of
debris, and disturbed ground regraded and reseeded if necessary. New access shall

be designed to minimize visual disturbance and avoid major cuts and fills.
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o Quarries, aggregate workings, stock piles, and borrow pits éhall be sited and designed
to avoid visual impacts on the corridor. A 'buffer strip of natural vegetation shall be _
retained sufficient to screen activities from view and remain windfirm. Access to work
areas shall be laid out to minimize direct viev;ls to thé site from the road. Visible
disturbed areas shall be regrgded iif necessary and reseeded or otherwise

revegetated with native species.

Visual Management 'Deslgn' Objectives -
The intent of visual management design objectives is to establish criteria for protecting and
reinforcing the unique scenic qualities of Oregon’s coastal region.. The objectives aim to unify the

entire corridor around a natural, scenic design theme (native plants grouped naturally or

_ informally) and rustié materials (wood and stone). A specially designed coastal highway sigh

system and gateway treatments along the corridor will reinforce visual unity within the corridor.
These design elements can be used in various ways in each of the three landscape designation

zones to provide important visual diversity within the travel corridor.

Urban -- The objective here is to create ah image (using native vegetation and rustic materials
such as wood, rock, or stone grouped informally along the roadside and median) which differs
distinctly from commercial tourist-oriented urban areas in other parts of the United States, by

introducing natural themes from the region. The naturalistic streetscape should accommodate

+ development that is both dominant and compatible with the natural coastal landscape. It is also

important to aesthetically enhance functional elements such as signs and outdoor light fixtures.
¢ Emphasize pedestrian scale circulation using special pavement ar;d curvilinear
sidewalk; provide amenitie}s including seating and lighting.
o Encourage visually compatible architecfura_l improvements such as awnings and
signs. 7

o Design signs and entry / gateway treatment to reinforce scenic highway character.
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o Eliminate bn'—stre,et_parking and use landscape buflers to completely screen off-street
parking. Partially screen building facades from highway views using landscaped

buffers.

Urbanizing -- In urbanizing zones the objective is to utilize nativé vegetation and rustic‘ materials
1o-enhance the existing scenic quality within the zone while accommodating development that
harmonizes with and does not dominate the natural setting. ‘
o Using setbacks and landscaped buffers, screen light industrial siructures and storage
completely; partially screen residential and commercial structures.
o Design signs and entry treatments to reinforce scenic highway character.
o Limit accéss to Highway 101 -- utilize shared entries and develop paralle! access

roads behind highway frontage properties that connect to the existing street network.

Rural l Scenic -- In these zones the objective is to preserve and thaintain the existing natural
scenic character. Rural / scenic zones are most valued for their natural scenic beauty. Any
‘improvement constructed in these areas should be designed with the primary goal of protecting
scenic quality. Vegetation should be pruned to maximize scenic views for highway travellers.
o Infill with native plant species to improve scenic quality in areas where gaps in exiéting
vegetation detract from otherwise scenic views. |
o Restrict naturalistic landscaping to-groundcover and low / mounding shrubs in the
median and view side of highway segments within primary view areas.
o Limit sign placement within rural / scenic zones. ‘

o Use signs and entry / gateway treatments to reinforce scenic highway character.

. [
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THE SCENIC CORRIDOR OVERLAY ZONE
Contents |
'Scenie Corridor

o Pumpose

o Activities Sui)ject to Review

o General Standards ‘

o Setback Area Standards

o

Primary View Area Standards

Fiight-oi—Way Standards

=]

Project Review Process
0 Applications
"0 Expedited Review Process
o City / County Review
o Pre-Development Siting Approval
o Post-Construction Approxi’ai

Supplemental Visual Management Strategies

Pumpose

The scenic corridor overlay zone is intended to maintain and enhance scenic valuss along the

Oiegon Coast Highway. The overlay zone includes four distinct areas within the scenic corridor:

the highway right-of-way, setback arees, areas beyoiid the setback (subject to general
development standards), and primary view areas. These are delineated on Exhibit 11. Three
types of scenic values are dealt with in this ordinance: (1) inventoried views of coastal features;
(2) roadside vegetation along the highway corridor which visually separates or buffers the
highway from adjacent land uses, and (3) the buildings and o_ther alterations located near the
highway. The everiay zone maintains and enhances scenic values by regulating uses and

alterations within a scenic cormidor identified on inventory maps.
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REGULATORY AREAS WITHIN SCENIC CORRIDOR OVERLAY ZONE

SCENIC CORRIDOR OVERLAY

!

- -

%

BETBACK —te————— HIGHWAY R.0.W, ——— ol SETBACK

;

l

}

. - = = = = - - - - ——

-

BETBACK ~——— HIGHWAY R.O.W. —— sl 8ETBACK

SECTION

- ——— o -~ ———

[T ——

b e e m e e - - - ——-

T

_._.-....-—._—r-_‘-..._-_-_.—_“__.-..-

NS JE—
4
T

SO g
I B

o

Q THE OVERLAY ZONE INCLUDES FOUR
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DISTINCT AREAS WITHIN THE SCENIC
CORRIDOR.
0 HIGHWAY R-O-W AREA
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(Subject to General Development)
o PRIMARY VIEW AREA

DEVELOPMENT STANDARDS ADDRESS
DESIGN CRITERIA FOR EACH AREAIN '
ADDITION TO GENERAL CRITERIA FOR
THE ENTIRE CORRIDOR.
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It is not the purpose of this zone to change the uses permitted by the underlying zone. Rather,

the overlay zone shapes how and where development near the highway is to occur.

Because this zone is designed to protect and enhance sc¢enic value it necessarily requires zoning

control be extended to ih_clude activities that are not normally subject to review, such as

vegetation removal.

Activities Subiect to Review

0o

(¢}

‘ When proposed in the overlay zone, the following activities shall be subject to project review:

construction of new dévelopment;

major remedeling of existing structures (a structural change or addition to the exterior

of an existing building that aiters the exterior appearance and that is visible from the

highway);

painting or repainting portions of bUilding facades thaf are visible from the hiéhway;
sign construction or renovation; o
removal of \tre.es or other existing vegetation;

grading or site c{earing;

partitions and subdivisions; and

construction or widening of roads, of sidewaiks, bikepaths, or walkways.

General Standards

Purpose: These standards are applicable to development and improvements throughout

inventoried séenic highway corridor areas. They ensure that development is compatible with

maintenance of a buffer and protection of primary views by limiting how development occurs.

The standards are basically intended to. ensure that development and improvements visible from

the highway do not dominate the highway or distract from the scenic experience. These
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standards apply to all development within inventoried scenic areas except as modified by the

specific standards for setback areas, primary view areas, and rights-of-way as listed below.

Area Included: Inventoried scenic corridor areas as mapped in the inventory including the right-
of-way; the sétback area, and areas beyond the setback buffer shown on the inventory.
Standards:

Site Access - New roads and_driveways shalt be permitted when it has been demonstrated that
common use of neighboring roads is not feasible. New roads and driveways shail be sited to
minimize tree removal and grading during development. Roads shall be designed to protect

scenic views from Highway 101.

Height - Building height limitations specified by the underlying zone shall apply except where
proposed development would block or intrude upon those scenic views shown on the Visual
Inventory Maps. In such areas, building heights.shall be determined by project review. Where
building heights exceed two stdries, the streetwall shall be stepped back to avoid appearing

visually imposing and massive (see Exhibit 12).

Materials / Colors - Buildings shall be designed to utilize to the extent feasible materials such as
wood, stone, or brick that are compatible with the rusti¢ coastal environment in urban and
urbanizing zones. ‘Other industrial building materials that are not highly refiective shall be
permitted when buildings are completely screened from highway views. Colors shall be pastel
and/or subtie i'n tone (no bright colors). Building materials and colors shall be compatible with

surrounding development and shall not be selected primarily to attract attention.

w
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PROJECT REVIEW CRITERIA

- BUILDINGS EXCEEDING TWO STORIES

~ O BUILDING HEIGHT AND BULK APPEAR
~ MASSIVE WHEN VIEWED FROM SCENIC
© - HIGHWAY ' ‘

O STEPPED-BACK HEIGHT DIMINISHES
VISUAL IMPACT ON SCENIC HIGHWAY

12
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Residential Areas - One nameplate sign, not exceeding one square foot in area,

shall be permitted for each lot fronting the highway right-of-way. Signs shall be

~ wood or stone with a maximum of one color. They shall not be internaliy illuminated.

Commercial advertising signs are prohibited.
Commercial Areas - Signs shall be limited to one per business. Size of signs shall
be regulated by the underlying zoning. One additional pedestrian-scale‘Sign,.

maximum 3 square feet in size, shall be permitted per business. Signs shall not

“extend above the building roofline. Design of signs shall be compatible with the

A building architectural étyle. Signs shall be constructed of wood or have a wood

exterior or be part of a building awning. A maximum of two colors and two type
styles per sign shall be used. In rural / scenic areas, a maximum of one color and
two type styles shall be used. Signs shall not be intemnally illuminated. In primary

view areas, placement of signs shall protect scenic views. Off-premise signs shall

be prohibited.

Industrial Areas - Signs shall be limited to one ber business. Size of signs éhall be
regulated by undenflying zoning. Signs shail no; extend above the building roofline.
Signs shall be constructed of wood or have a wood exterior. A maximum of two
colors and two type styles shall be used. In’vrural / scenic areas, a maximum of one
color and two type styles shall be used. Signs shall not be internally illuminafed. In
primary view areas, placement of signs shall protect scenic views. Off-premise

signs shall be prohibited.

Setback Area Standards

(NOTE: These standards assume the existing highway right-of-way is adequate to accommodate

future improvements or realignment. This is not always the case. Consequently, local

governments and the Highway Division shouid review future highway improvement needs to



determine whether additional right-of-way is needed. These standards should be adjusted to

~ accommodate future right-of-way needs.)

Purposeﬁ Land within thé setback area is generally intended to serve as a buffer between the
highway and adjacent land uses, especially in developed Iareas. The setback area standards
}equire establishment and maintenance of a vegetated buffer ahd limit improvements and -
alterations in the setback area. Generally activities are Iimited to those that: (1) have little or no
effect on buffer valﬁes; (2) maintain or enhance the buffer; or (3) require a location in the buffer,

such as driveways accessing the street.

All alterations in the setback are reviewed to assure that they are consistent with protection of

buffer values.

Area Included: This section sets standards for alterations and improvements within setback -
areas (i.e., the area between the edge of the right-of-way and the setback line for structures).

The width of the setback van'e's‘f‘rom area to area -- see the matrix below.

Setback Area Matrix
RESIDENTIAL INDUSTRIAL ~ COMMERCIAL FARM/FOREST
URBAN 201t 50ft. - 10 ft. n/a
URBANIZING 30 ft. 50 ft. 151t na
- RURAL / SCENIC 30ft. 50ft. . 201t 10 1.
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Standards:

Landscap’ ed Buffer / Screening - In all areas a naturalistic vegetative buffer shall be maintained

between the highway and adjacent land uses. The purpose of the buffer is to screen and

separate the highway from adjacent land uses.

In residential and industrial areas vegetation within the setback area shall completely screen

-development from the highway.

In commercial areas the vegetation shall frame and partially screen buildings from view from the
highway. Generally, landscaping shall be designed to soften the etfect of commercial or public
buildings close to the highway, but not to obscure or block buildings from view. Low shrubs and

groups of trees are preferred vegetation in these areas.

In all areas off-street parking areas inéluding pavement and parked vehicles shall be cdiﬁblétely
screened from highway views by landscaped buffers or a landscaped berm. All outdoor utilities
(heating, ventilation, and air conditioning equipment, etc.) and outdoor storage shall also be
screened by such buffers. Screening shall include dense tree massing, existing native understory

vegetation, shrub massing and/or landscaped berms.

Natural Vegétatio - Natural vegetation that is visible from the highway shall be retained to the
greatest extent feasible except where selective pruning will resutt in improving scenic view
opportunities from the highway. Vegetation shall be maintained through regular pruning and re-

establishment of diseased or damaged plants.

Site Landscaping - Landscaping shall consist of plant species that are native and species that

complement or are visually compatible with native vegetation (see Appendix A for list of

N
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recommended trees). Landscaping shail not obstruct views in primary view areas that are

.~ delineated on Regulatory Maps.

- Revegetation / Restoration - ‘Areas where vegetation is removed contrary to the standards in the

ordinance shall be promptly revegetated to establish a buffer consistent with the requirements of

this ordinance.

Tre’e Removal - For each tree removed with a trunk greater than six inches measured four and a
half feet above ground level, or for each group of three or more trees located withinten feet of

each other with trunk diameters greater than two incheé, a sufficient number of native species

shall be planted within the disturbed area to reasonably compensate for the loss of existing trees.

Grading - Grading is only permitted for alterations specifically permitted under the requirements

of this section. For example, for driveways, utility installation, and berm construction. Grading for

the purposes of site clearing is not allowed within the setback area. (NOTE: the general

. development standards for grading also apply within the setback area).

Signs - Signs shall only be located within the setback area if it is not feasible to locate a readily '

visible sign outside the setback area.

Lighting - All lighting fixtures shall be lower than mature tree height in the surrounding areas.

Low-glare, low-intensity lighting with subtle coloration shall be used. Lighting structures shall be

painted in colors consistent with the corridor setting.

Site Access - New roads or driveways shall only be permitted where it is not feasible to locate
the road or driveway outside the setback area (e.g., by connecting to a frontage road); or the new

road or.driveway has demonstrably less impact on visual values than the alternative access.
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Utilities - Where feasible utilities shall be located outside the setback area. Utility installation,
replacement, and maintenance shall remove the minimum amount of screening vegetation
needed to allow for installation or proper operation. Screening vegetation will be promptly

reestablished following utility installation or replacement.

Sidewalks, Bikepaths, and Pathways - Lateral access to sidewalks, bikepaths, and other

pathways which provide access to the right-of-way shall be located to minimize removal of
vegetation. Sidewalks, bikepaths, and pathways providing access parallel to the highway shall
only be located in the setback area if it is not feasible to locate them outside the setback are and

removal of vegetation is minimized.

Primary View Area Standards

Purpose: The primary view designation is intended to identify and protect important views from
the highway. Protection is provided by regulating alterations or improvements that would obscure
or intrude upon the identitied view corridor. The standards in this section generalfy supercede the

other standards in the scenic overlay zone.

Area Included: Primary view areas as mapped on the inventory maps including the highway

right-of-way, the setback area, and other lands within the identified scenic corridor.

Standards:

Building Siting - Buildings shall be sited.so as.to minimize visual impact on the scenic corridor.
In primary view areas, structures shall be.sited so as to protect scenic views of the ocean,

shoreline, or other significant features {see Exhibit 13).

W
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PROJECT REVIEW CRITERIA

HORIZON LINE

BUILDING SITING

UNDEVELOPED LAND WITH
.UNOBSTRUCTED VIEW

DEVELOPMENT WITH BUILDING
SETBACK THAT RESULTS IN MINIMAL
VIEW OBSTRUCTION

BUILDING SITING THAT TAKES
ADVANTAGE OF EXISTING
VEGETATIVE SCREENING AND
RESULTS IN MINIMAL VIEW '
OBSTRUCTION

UNACCEPTABLE BUILDING SITING
COMPLETELY OBSTRUCTS HIGHWAY
TRAVELLERS’ SCENIC VIEW
OPPORTUNITY

ACCEPTABLE BUILDING SITING
TAKE ADVANTAGE OF EXISTING
TOPOGRAPHY AND USES INCREASED
SETBACK

13
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Site Access - New roads shall only be located within the primary view area if there is no other
feasible location for access to the properly. Accesses shall be designed and constructed to

minimize grading, vegetation, and interference with scenic views.
Signs - Prohibited.

Site Landscaping - Landscaping shall not obstruct primary view areas as delineated on the

regulatory maps.

Natural Vegetation - Pruning or removal of natural vegefation to establish or maintain views
identified on the regulatory maps is permitted. Pruning and removal shall: (1) be the minimum
necessary to establish a clear view; and (2) consider and minimize the effects of removal or

pruning on scenic views which include the highway corridor area.

Right-of-Way Standards
Purpose: Alterations and improvements within the highway right-of-way can have a significant
‘ impact on scenic values along the roadway. The purpose of these standards»is to regulate

activities which could harm visual values.
Area Included: The existing Highway 101 right-of-way.

Standards:

Median Landscapipg - Median landscaping shall include some combination of grounddover, .
shrubs, and trees. In primary view areas median treatment shall be limited to 'some combfnation
of groundcover and low / mounding shrubs that does not block or obstruct scenic views from the

_highway.

w
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Roadside Landscaping - Roadside landscaping shall include trees and shrubs with limited
groundcover. Trees shall bé planted.in naturalistic groupings. In brimary view areas, the view
side of the road shall be landscaped with groundcover and low / mbunding shrubs. Inthese

areas trees shall only be used to frame views.

Plant Material - Landscaping shail consist of plant species that are native to the Oregon coastal
region or species that complement or are visually compatible with native vegetation. For

recommended tree list see Appendix B.

Vegetation Management - Vegetation shail be maintained to preserve scenic quality and

highway safety‘. Diseased or damageq plants shall be removed and replacement species shall be
planted. In primary view areas, vegetation shall be pruned regularly to maintain open scenic
views that are identified in the Visual Management Study Regulatory Maps. Where wind-thfow,
damagé. or cleaning opens new vistas to the ocean or other scenic features, vegetation trimming

should be continued to preserve views.

~ Sign Management - A unique coastal highway sign system shall be developed for the scenic

corridor. Design of the signage system shall prdmote the area’s rustic / scenic quality and

- emphasize graphic rather than verbal communication. Signs shall be located in or near entry

zones (delineated on Regulatory Maps) or other appropriate places where they do not cause

visual disruption to scenic quality. No signs shall be located within a primary view area.

Utilities - Utility lines shall be put underground, or routed so that they are not readily visible to
highway travellers. When undergrounding is not feasible, utility lines shall be rerouted so that

visual distuption to the scenic corridor does not occur.
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Lighting - Highway light standards shall not be higher than 15 feet and lamps shall be shielded
from direct view of the highway. Colored lamps and colored lights shall not be used except where

they are required for public safety.

Gateway Treatment - Roadsides and median shall receive special gateway design treatment in
entry zones (delineated on Regulatory Maps). Design treatment shall be consistent with the
Parkway Design Concepts developed by ODOT and shall include native tree / shrub accent

plantings.

PROJECT REVIEW PROCESS

Policies and Development standards shal! constitute project review criteria and shall apply to thé

above mentioned activities.

‘Applications
Applications for development within the scenic overlay zone shall include the following
infﬁrmation:

0 a site plan showing the location of all irhprovemems shall be specific; no alteration or
movement of proposed imprdvements shail be permitted without approval of_ the
reviewing body;

o the site plan shall be drawn to scale and show overlay designations, proposed
structure locations, site alterations, setbécks, rights;of-way, and utility Iines;_

o location of all trash receptacles, heating and éir covnditioning equipment, parking and
loading areas, lighting, and proposed screening shall be illustrated on the site plan;

o the landscaping plan shall show existing and proposed vegetation, proposed
.vegetation removal, and proposed vegetation trimming;

o the grading plan shall clearly show all areas of cut and fill;

w
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EXAMPLES OF DEVELOPMENT STANDARDS

EXNTING VEQETATION

RESIDENTIAL AREAS

INCORPORATE RUSTIC
MATERIALS AND SUBTLE
COLOR IN BUILDING DESIGN

PROVIDE LANDSCAPE BUFFER
TO PARTIAL SCREEN
DEVELOPMENT FROM HIGHWAY
VIEWS (FIG. 4)

CREATE GATEWAY ENTRANCE =~ -

' THAT CONTRIBUTES TO SCENIC

CORRIDCR APPEARANCE

UNDERGROUND ON-SITE
UTILITIES

SITE BUILDING ON LEAST
VISIBLE PORTION OF PROPERTY

PROVIDE SHARED ACCESS
WHERE FEASIBLE

PROVIDE LANDSCAPE BUFFER

- TO ALLOW FILTERED VIEWS OF

RESIDENTIAL DEVELOPMENT (FIG. 4)
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EXAMPLES OF DEVELOPMENT STANDARDS

RESIDENTIAL AREAS

FIGURE 4

O PROVIDE LANDSCAPE BUFFER TO
ALLOW FILTERED VIEWS OF
RESIDENTIAL DEVELOPMENT

FIGURE 5

Q ACCENT ENTRIES‘ WlT_H FLOWERING
PLANT MATERIAL

d CONSTRUCT SIGNAGE OF NATIVE
ROCK.AND WOOD MATERIALS WHICH
WILL CONTRIBUTE TO SCENIC
CORRIDOR APPEARANCE
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EXAMPLES OF DEVELOPMENT STANDARDS

COMMERCIAL AREAS
- o RELOCATE PARKING BEHIND DESIGN BUILDINGS TO BE
BUILDINGS TO SCREEN FROM COMPATIBLE IN SCALE AND
" HIGHWAY VIEWS (FIG. 1) STYLE WITH SURROUNDING
v , DEVELOPMENT
o INCORPORATE RUSTIC . 4
MATERIALS (WOOD, STONE) PROVIDE LANDSCAPE BUFFER
AND SUBTLE COLORS (NO TO SCREEN PARKING
HARSH OR BRIGHT COLORS) COMPLETELY OR RELOCATE
INTO BUILDING DESIGN PARKING BEHIND BUILDINGS
: / AND PROVIDE REAR ACCESS (FIG. 1)
o. PROVIDE LANDSCAPE BUFFER |
' TOPARTIALLY SCREEN L l DESIGN SIGN TO BE v
BUILDINGS FROM HIGHWAY T COMPATIBLE WITH BUILDING
VIEWS (FIG. 1) o UNDERGROUND ON-SITE ARCHITECTURE

UTILUTIES

o PROVIDE LANDSCAPE BUFFER

DESIGN BUILDING TO BE
TO PARTIALLY SCREEN COMPATIBLE IN SCALE AND
BUILDING FROM HIGHWAY \ STYLE WITH SURROUNNNG
VIEWS (Flﬁ 2 DEVELOPMENT

o RELATE SIGN TO BUILDING
ARCHITECTURE IN STYLE,

PROVIDE LANDSCAPE BUFFER

' TO COMPLETELY SCREEN
MATERIAL, AND COLOR PARKING FROM HIGHWAY
' VIEWS (FIG. 2) '
.o » cm——
o UNDERGROUND ON-SITE .. | o PROVIDE LANDSCAPED BUFFER
uTIUTIES - o TO COMPLETELY SCREEN

! PARKING AREAS FROM
/ HIGHWAY VIEWS (FIG. 3)

o PROVIDE LANDSCAPE BUFFER | .
TO COMPLETELY SCREEN OPEN ! &
STORAGE AND BUILDING FROM ]

o ADD VISUALLY COMPATIBLE
HIGHWAY VIEWS (FIG. 3)

SIGN TO IDENTIFY USE (FIG. §)
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EXAMPLES OF DEVELOPMENT STANDARDS

"COMMERCIAL AREAS

FIGURE 1

Q COMMON PARKING AND ENTRIES,
RELOCATE PARKING BEHIND
BUILDINGS ,

Q PROVIDE REAR TRUCK ACCESS FROM
MAJOR INTERSECTIONS

FIGURE 2

Q LANDSCAPE TREATMENT TO SCREEN
PARKING FROM HIGHWAY

QO LANDSCAPE BUFFER TO BREAK UP
BUILDING MASS

FIGURE 3

Q LANDSCAPE BUFFER TO SCREEN
VIEWS OF LIGHT INDUSTRIAL ‘
DEVELOPMENT

Q REAR TRUCK ACCESS FROM MAJOR
INTERSECTIONS VIA A PARALLEL
ACCESS ROAD

Q COMMON SHARED ENTRY TO LIMIT

~ ACCESS POINTS FROM HIGHWAY 101
Q MOVE STORAGE AND PARKING TO

LEAST VISIBLE PORTIONS OF LOT AND
SCREEN WITH LANDSCAPE BUFFER
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EXAMPLES OF DEVELOPMENT STANDARDS
- ' NATURAL AREAS

DESIGN ENTRY SIGNS TO
ENHANCE SCENIC CHARACTER (FIG. 5)

LOCATE SIGNS WHERE THEY
— iy WILL NOT INTRUDE ON SCENIC
W @ e T QUALITY -

PRUNE REGULARLY TO
MAINTAIN SCENIC QUALITY AND
SAFETY

PLANT NATIVE SPECIES AS
INFILL VEGETATION

MAINTAIN VEGETATION TO

ALLOW VISUAL ACCESS TO
SCENIC RESOURCES FROM
HIGHWAY (FiG. 6)

REPLACE DEAD OR DAMAGED
NATURAL / NATIVE VEGETATION
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EXAMPLES OF DEVELOPMENT STANDARDS l
NATURAL AREAS |
FIGURE 6 |
Q PRUNE ROADSIDE VEGEfATION TO I
PRESERVE AND ENHANCE VISUAL
n e ACCESS TO SCENIC RESOURCES l
R e Y74 . .
4 : 4 Q REMOVE DEAD OR DYING NATIVE /
%// /%_ “/;% Q NATURAL VEGETATION l
J ). g\, W
Pfﬁ wr. | S Y /4 S
///// , o ‘ Q‘
P GO I
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o photographs shail show views of the project site from Highway 101 looking in each
travel direction; and
o when project sites are located within primary viéw areas, schematic plans, sections /
| elevations and perspective sketches shall clearly and accurately illustrate impacts on
the coridor's scenic quality. Elevations shall show exterior walls, materials, and
colors of proposed structures. Sections shall be cut through each structure showing
roofs and walls at the highest natural grade under the structure. Visibility and scale of
the project must be accurately demonstrated, using techniques'_such as site markérs.

line-of-sight analysis, or'photomontage.

Expedited Review Process

The Planning Director may approve permits for certain activities regulated under this zone without

a oomplete-application if the Director determines: (1) the proposed activity clearly has

. insignificant effects on scenic values; and (2) the effects of the activity are clearly consistent with

" the objectives and standards in this overlay zone.

The applicant must provide a site plan or-other information which clearly shows the nature and

extent of the activity to be conducted. The Director shall review éuch information and shall either
issue an approval including approbriaté conditions to meet the 'requirements of this ordin-anc.e or
deny (he‘ permit. The denial shall indicate what, if any, changes in the proposed activity could be

made to make it approvable under this section.

Activities eligible for expedited review include:
o remodeling of an existing structure (a structural change or addition to i.he exterior of
an existing building that alters the exterior appearance and that is visiblg from the
highway);

0 painting or repainting portions of building facades that are visible from the highway;
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0 sign construction or renova_tion except in primary view areas; and

o construction of sidewalks, bikepaths, or walkways.

City / County Review

The County or City shall review project applications for compliance with applicable development
standards. The jurisdiction shall make a determination approving, with specific conditions (stating
modifications to or restrictions on how activity is conducted), or denying (citing requirements not

met and identifying appropriate remedies) the project application.

Pre-Development Siting Approval |

Approved applications are subject to a pre-development siting requirement. The developer shall
clearly mark or fence-off portions of the project site or vegetation that is to be left undisturbed.
The City or County Planning Department shall be notified of the dates and times when clearing
and grading shall occur at least ten days prior to construction so that staff can complete a field
check confirming proper location of butfers and other undisturbed areas, and/or be present duiring
site construction activities..

Post-Construction Approval-

Within primary view corridors, the City / County shall be notified after construction is complete, so
that they.can complete a post-construction evaluation of consistency with development

standards.

SUPPLEMENTAL VISUAL MANAGEMENT STRATEGIES
Possible supplemental visual management strategies that have been successful elsewhere and
could be applied to the Highway 101 scenic corridor include:

o developer bonuses / incentives for enhanced designs (e.g., increased setbacks,

selective planting of larger tree sizes) in the corridor areas mapped in this study.

&~
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These bonuses could include higher densities or specific‘ exemptions from regulations
where the developer proves that they would improve the design;

Transfer Development Rights (TDR) where lots are substantiafly unbuildable due to
visual sensitivity of the site; -

a list of unacceptable or undesirable architectural design features for new or
remodelled buildings in the highway corridor study area, to be developed by the City
or its subcommittee, as a guide fo architects and developers without limiting their
professidnal creativity. Examples of inappropriate architectural elements might
include: reflective glass, black glas§, lack of roof features or caps, inadequate eaves,
certain dominant colors, etc;

extension of the Planning Commission's responsibilities to review landscaping as well
as architectural treatment on projects in the scenic corridor study area, to encourage a
more integrated approach and comprehensive review. Landscaping plans wouid then
be required as a normal part of the application péckage at this stage;

encburagement or requirements for all developers proposing to build or remodel on

highway frontage properties to contribute to a highway landscape fund. This would be

~ for enhancing the right-of-way in conjunction with both the developer’s pians for their

private property and ODOT’s efforts;

joint discussions and agreerhents with ODOT to develop and extend suitable design
treatmemé for medians and right-of-way and using joint city and state funding (similar
efforts have proved successful in some California communities);

ioint discussions with Utilities and Public Works to enhance views by rémoving
overhead gowerlines and other infrastructure;

a design review board could be appointed to 'evéluate proposed developments fro
compatibility wﬁh the selected design theme and guideline_s; and

community sponsored outstanding éoastal design award competitions that recognize

and award outstanding building, landscape, and signage design in the corridor.
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PART 3. EXAMPLES OF IMPLEMENTATION PROJECTS

As part of the preparation of this study, actions were identified which could be implemented at

short notice and with limited funding; while significantly improving the visual quality of part of the

corridor. The objective was to select one or more small projects which could actually be carried

‘out by the local agencies during the course of the study, as a first praétical step towards

implementing the Visual Management Plan.

l. PROJECT IDENTIFICATION CRITERIA

The criteria for selecting and prioritizing poiemial implementation projects included the following:

o

Cost: within préscribed budgets provided by Lincoln City ($8500), Newport ($5000),
and the _C-ounty‘ ($5000). |

Tihe: can be implemented énd complemented on the ground during the course of the
study (approximately 5 .months), for funding allocation within the State fiscal year
1987/88.

Consistency with the Visual H(\)pportunities and Problems identified in the ongoing
Visual Management Plan study.

Ability to produce a noticeable qhénge ’in_ appearance or aesthetic appreciation,
preferably with the result of enhancing an area Iargér than the site of the ‘
implementation itself. L \

Fair distribution over the study area.

Consistenby with safety and maintenance requirements of ODdT and local agencies.

Duration: reasonable lifetime for the effect of the implementation measure.
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II. SELECTED PROJECTS

‘The following list of potential implementation projects was developed:

Lincoln City:

0

'Planting street trees on a trial corner or block in the Taft area, as a seed project for

further street-tree planting.

Entry sigh relocation near Devil's Lake, combined with selective tree trimmihg to

o
increase views of the lake.

o Entry sign relocation ne‘ar south end of Taft.

o Provision of additional planters in the shopping area at Nelscott.

o Development of a small overlook at Siletz Bay, including revegetation / restoration of
the berm surfounding the parking area and provision kof a curb or wheel-stop for cars.

| City of Newport: |

o Relocation of sign at south end of the bridge.

o Opening up / improving views of wetlands south of town.

o0 Opening up views of the ocean near the aimpon.

o Partiél screening of the car lot on the commercial strip.
0 Screening of the city’s industrial storége areé.
Lincoln County: | R
o Tree planting / berm tfeatment'to unify / filter views of commercial strip, as a seed

project for further redevelopment landscaping.

Sign / logo development-and prototype construction for Seal Rock communify.

~Selective tree removal at Cape Foulweather to increase visibility of the coast and

ocean.
Barrier replacement at Whale Cove.

Sign replacement / redesign for the trailer court at Seal Rock.



Videosimulations of irie most promiSinQ of these potential projects were created for purposes of
review and discu‘séion with the study téam. The before and after views helped the team to
vi‘s.iiélize the possible benefits and feasibility of the implementation projects. After discussion with
iagency staff, including highway maintenance staff, two projects were selected for implementation
with the mo'n,e-y available: (1) improvements to the informal parking / view area beside. Siletz Bay
south-of Taft (County, Lincoln City, and su'ppiementai ODOT funds); and (2) sign relocation and

improvements at the south end of Newport City (Newport City funds).

1. ROADSIDE PULL-OFF PROJECT

This project is the improvemeht of a roadside pull-off along Highway i01 adjacent to Siletz Bay,
just south i)f Schooner Creek bridge. The area currently consists of two gravel surface turnouts,
with a gravel shoulder bétvi:een them. Thei Highway Division has deposited piles of dirt along the
edge of the; bank between the pull-off-and the bay, and a variety of weeks, grasses, and plants
have grown up on the dirt berms. The i/iew of the bay from the highway is pértially obscured by

the berms and plants.

The State Highway Division had a major paving overlay project scheduled for this summer in
Lincoln City that inciuded the séclion of Highway 101 adjacent to the pull-off area. The City
negotiated with the Highway Division, and they agreed to pave the first wide turnout area, if the

City would pay half the costs. This paving was completed around July 20.

The City contracted with a local landscape company to design a plan for improvements to the
bermed areé. Early discussions centered around lowering the berm slightly and planting it with a

low growing plant or groundcover. However, after studying the area, the designers submitted a

plan that calls for raising the berms to highway level, putting in a curb, a walking pathway behind.

the curb, and a low wooden fence along the bank edge. It also includes a more formal concrete

patio area at the center of the turnout to serve as a focal point and location from which to take

E-Y
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photos, read informative signs about the area, etc. This design has the advantage of requiring
low maintenance, and providing a clean edge that allows the viewer to focus on the bay and its
features, rather than plantings. The Highway Division approved the design, a necessity since:it

involves their right-of-way.

As of August 3, 1988, the construction of the project is underway. The berm has been leveled,
_ar'\d initial grading androcking' of the pathways is complete. Because of limited funds, the fence
in the design has been modified slightly, and an oil mat surface will be used for the pathWay. We

anticipate completion of the project by August 15, 1988.

2. NEWPORT CITY SIGN PROJECT
The new sign project was chosen over other opportunities for opening views to the ocean or

riparian areas or screening a commercial / industrial site because of its permanence, visibility,

-broad community support, and the ability to accomplish it within the short time frame allowed.

The existing Newport welcome sign, aside from showing its age, was in a poor location. It's sited

!

~on Lincoin County School Districi owned property, more precisely their bus maintenance shop,

behind a chain link fence and partially obscured by the landscéping designed to screen the "bus
barn* from Highway 101. It is visible only very briefly to passing motorists and is in an area

competing with a number of large billboard type signs.

The new sign, not actually a relocation of the old one (which will be removed), is a significant
investment and is anticipated to be in place for a long peﬁod of time. The natural expansion of .
the City’s urbanized area will eventually fill in the South Beach area and, thus, the location will be

appropriate for a long time into the future.
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Removal of the old sign, which had been erected under a state pefmn by the Chamber of
Commerce, also created another opportunity for signage improvement. It is now planned to
market .the rights the Chamber held on the old sign to replace and reposition the welcome sign on
the north end of the City, and possibly add a new welcome sign on Highway 20 approaching from

the east.
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Edge Conditions

Edge Conditions are described according to the following categories:
0 Vegetative Sgreening
o Partial Vegetative Screening {Filtered)
o Structures;

Embankment / Cut Bank

[}

Each .highwéy segment includes a variety of edge conditions; in fact, many include the full range.
Generally, the best view opportunities occur along road segments with open or partially screened
conditions. Some areas that are screened or partially screened by vegetation could potentially be

modified to improve highway view exberiences.

Slj nificant Landmarks
Landmarks provide visual focus and sense of orientation along the highway corridor. Some are
historical structures while others are visually prominent features that give identity to a particular

place.

Rock outcrops, scenic ocean views, and Schooner Creek provide landmark elements near the

/

southern end of the Lincoin City South segment. Other landmark views are located at the

northern end of the Cape Foulweather segment where Whale Cove is visible through a partial

'vegefation screen. Newport Harbor and Yéquina Bay Bridge, situated at the riortherh edge of the

-Newport Segment, provide a sense of identity and entrance to the area.

Prominent Views
Prominent views are delineated by arrows on the inventory maps. These highway views, either

partially screened or open, typicélly encompass panoramic ocean or shoreline scenery.



Devils Lake, ocean, and coastline views can be seen from the Lincoln City.North segment. The
Cape Foulweather segment includes ocean, shoreline, and Whale Cove views. Newport .
segment views encompass Newport Harbor and the Yaquina Bridge in addition to ocean and

riparian landscape; forest vegetation frames views along portions of this segment.

~
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Iv. VISUAL OPPORTUNITIES AND PROBLEMS

Identification of visual opportunities and problems addresses the question, "What is good or bad
in corridor views and what should the corridor look like in the future?” The following series of

maps illustrate key visual opportunities / problems for each corridor segment.

Examples of visual opportunities include dramatic vistas that enhance the driving experience,
highly scenic areas worth protecting, and visible landmark features. View obstruction and visually

prominent off-street parking are examples of problems within the scenic corridor. -

Summary of Opportunities and Problems
The maps illustrate a range of visual assets and problems. These can be generalized into three

overall categories:

Existing Visual Problems -- Scenic views obstructed by development or vegetation,
visually intrusive or discordant signage, minimal setbacks and landscaping to screen

development, visually prominent off-street parking, and highly visible open yard storage;

Existing Visual Opportunities -- Scenic ocean and riparian view corridors, potential for
improved scenic pullouts, potential to improve commercial strip appearance, opportunity

to improve park and city entries, potential to increase scenic highway views.

Future Problems -- Road widening could eliminate landscape screening of development,

increased development could diminish scenic quality.

«©

[



OPPORTUNITIES & PROBLEMS MAPS



VISITOR CENTER PARTIALLY

‘ Sl R # LOT FOR SALE,GOOD LOCATION ‘
s FOR DEVILS LAKE VISTA L
. HISTORIC MARKER.
% FAY g =
| & LARGE SHOPHING MALL [t TION OF -
. COMPLEX.HIGHLY VISIBLE ¥ '
" BuiLoiNg FA(ADES, EXPANSIVE
ARKING, DISCORDANT SIGNAGE

HIDDEN FROM NORTHBOUND
TRAVELERS' VIEW BY BILLBOARDS || ,3)/
d e jowereiene | AR TR
39TH ST. IF $TREET IS WIDENED /. } av veeenmon \ \
_ S — X
BB = L / - 7/
HEC oy
> [ B - o4 . =
X ; L ol - X . .
[ - ™ b - ‘) . N
) L ik S L~ -R | . N
Q ‘ :.“_ : i . : z __7_' HA:/’/ S /E
emC L - S | El
4 LRI N A t \ .
iy A A LL’.~\
¥ : e= 22 — : :
' - W e ety e RN W) | e - \
: AL T H T - |
i . dqig o - L. g |
) g oy - =i
Y = 1 o= X
- HIGHWAY 101
! .

LocATION
LINCOLN CITY NORTH

INVE

PROBLEMS & OPPORTUNITIES -MAP 1

VISUAL MANAGEMENT STUDY

LINCOLN COUNTY, OREGON
DAMES & MOORE

>

-_—

\
.\— . s



[

VIENTTORY

" PROBLEMS & OPPORTUNITIES

" -MAP 2
S .
N
3 OPPORTUNITY TO IMPROVE
EXITING CHARACTER oF
COMMERCIAL STRIP-GOO
LOCATION FOR PEOESTHIAN
ORIENTED LANDSCAPED PLAZA.
FUTURE HIGHWAY WIDENING T T
COULD ELIMINATE EXISTING)
VEGETATION SCREENING O {
STORAGE AND TRUCK RENT |
A gz DOMINANT BUILDING FACADES |
AND SIGNAGE. | o
APARTMENTS,MOTELS AND |
| COMMERCIAL DEVELOPMENT | D
BLOCK VIEWS TO.OCEAN.- .
XZ& WGHWAY WIDENI
REMOVE VEGETATI
SCREENING.
~ T N\
: % %ﬁ?wews ';} =N - [ oommmauu.nme FACADES
SILETZ BAY THRO\ - — ; = MINIMUM SETB,
VEGETATION CONTR S LD o — N\ NO LANDSCAPING.
ON CURRENTLY VA ANTLN__.‘ SIS ) | i ynumes
\ - B : ON STREET PARKING
NON-UNIFIED ARCHITECTURE

OCEAN

SILETZ

Oklm‘ﬂﬂ..

T HIGHWAY 101
wiem  VISUAL MANAGEMENT STUDY

LINCOLN COUNTY, OREGON
DAMES & MOORE

E




RACIFIC

acoun Gy mpm
umgELs Y B

LOCATION

CAPE FOULWEATHER

) AND SIGNAGE OF EXISTING PARK.
; / REDIRECT VIEWS TOWARDS WHALE
f (I

) s INWVENTORY

\ ‘P PROBLEMS & OPPORTUNITIES-MAP 3

WAYSIDE PARK-IMPROVE ACCESS

COVE. CHANGE THE NAME OF THE
PARK TO IDENTIFY IT AS A VIEWING

AREA FOR WHALE COVE, ) : -

(IE."WHALE COVE PARK™ OR
“ROCKY POINT PARK").

OPPORTUNITY TO OPEN VIEWS P
'THROUGH VEGETATION CONTROLS

% OPPORTUNITY TO OPEN UP VIEWS . \
- YO THE OCEAN UGH_
VEGETATION CONTROLS.

Y J ' ) -
‘\ \ - Q“D
[ AN‘ 800’

HIGHWAY 101
VlSUAL MANAGEMENT STUDY

LINCOLN COUNTY, OREGON
DAMES & MOORE

=<2

_—

1



VENTORY

PROBLEMS & OPPORTUNITIES-MAP 4

% OPPORTUNITY TO QPEN VIEWS TO
OCEANSHORE THHOUGH VEG. e

PALIFIC

. LANDSCAPE BUFFERS
BUT NOT MUCH RIGHT-OF-
WAY AVAILABLE.

-

S mﬂD

1000" MORTH

HIGHWAY 101
VISUAL MANAGEMENT STUDY

LINCOLN COUNTY, OREGON
DAMES & MOORE

&



1

. |
NINVENTORY

PROBLEMS & OPPORTUNITIES-MAP 5

N T R o \

- VISUAL MANAGEMENT STUDY

(Y [@\ %%‘%% LINCOLN COUNTY, OREGON
. DAMES & MOORE

S

e —



AN

HIGHWAY 101
VISUAL MANAGEMENT STUDY

DAMES & MOORE

—

LINCOLN COUNTY, OREGON -



PART 2. REGULATORY ASSESSMENT

I SUMMARY OF EXISTING VISUAL POLICIES REGULATING CORRIDOR

DEVELOPMENT

Several existing policy documents provide an initial frémework for r_nanagihg the highway
corridor’s visual quality. In addition to municipal reguiaté_ry planning, staté and county plans and
policies apply to coastal devenlopment. The following summary briefly explains existing relevant

visual management policy and regulation for the Lincoin County 101 corridor.

Oregon’s Statewide Planning Goals

The Land Conservation and Development Commission (L.CDC) guides land use plarining by state
agencies and local governments through a series of mandatory Statewide Planning Goals and
advisory guidelines. Cities and cou'nties have adopted, and LCDC has approved, comprehensive
plans which fulfill requirements of these goals. Plaﬁs for Lincoin City, Lincoln County, and
Newport were all acknowledged in 1981-82. LCDC’s approval or acknowledgement of

compliance is state certification that the plans comply with goal requirements.

The Statewide Planning Goals have a number of requiremehts which relate either directly or
indirectly to management of visual values:
Goal 5, Open Space, Scenic Historic and Natural Resources, includes a general
' mandate to inventory the quantity, quaiity and location of outstanding scenic views and '
sites. Local governments are required to protect sites for which there ére no conflicting
uses. Where conflicting uses are identified, local governmenis must identify and balance
the eoqnomic, so.cial, environmental, and energy consequences of protecting or not
protecting the resource. A program must be adopted which protects scenic values if the

.resource is to be protected.
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Goal 17, Coastal Shorelands, requires that cities and counties identify exceptional

aesthetic resourcés in coastal shorelands. (Sites identified are on lands west of Highway

101 or within 1000 feet of estuaries or 500 feet of coastal lakes.)

The general planning scheme set forth by Goal 14, Urbanization, and other goal

requirements, are designed to separate urban and urbanizable lands from rurai lands.

This has occurred primarily through the adoption of urban growth boundaries (UGB's)

“-around cities which indicate the extent of urban levels of development.

City and County Comprehensive Plans énd Ordinances

As noted above, Lincoln County, Lincoln City, and Newport have adopted plan policies and

implemented ordinances to’complyWith the statewide land use planning requirements.

The Lincoln County Land Use Codes include the County’s Comprehensive Plan and zoning.

The plan generally mandates protecting scenic resources, and allows for development that will

not substantially alter the visual character of those resources.

Specitic requirements tor development in scenic areas are listed below: ‘

0

0

Maintain natufal vegetation whenever possible.

Screen unsightly Iahd uses vghenever possible, preferably with natural vegetation.
Limit rights-of-way widthé and humbers of roads im'ersecting scénic roadways to the
minimum needed to safely and adequatelyb serve the uses_to which tﬁey connect.
Limit signs in size and design so as not 10 distract from the area’s visual quality.

Limit excavation and filling only to those areas where-alteration of the natural terrain in

. necessary; revegetate such areas as soon as possible.

Protect vistas and other important views.
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The Lincoln City Comprehensive Plan establishes aesthetic policies for the City. Listed below

are particularly pertinent policies tor highway corridor visual management.

o The City shall consider developing a city-wide landscape plan.

0 The Planning-Cdmmis'sion shall recommend designated scenic viewpoints and areas
w'rthi-n the city, and shall review. the impact of development proposals near these
locations. Develbpment within 100 feet of scenic viewpoints shall be evaluated.
Visual evaluations will include impacts on natural vegetation, screeni.ng requirements,
design and placement of signs, and use of natural materials. |

o The City shall encourage underground placement of utilities to improve aesthetic

qualities along Highway 101.

An Environmental Quality Overlay Zone (EQ) designates areas where development proposals
require special review. Aesthetic resources are protected by this designation: "developmerit

shall not reduce the scenic character or substantially alter natural vegetation cover.”

The City's zoning ordinance also establishes building height limitations and setback requirements
that affect visual impacts of new development. Residential building heights are limited to 35 feet
with a 10- to 20-foot front setback requirement. Commercial and industrial building heights

cannot exceed 45 feet, and-a minimum of 5 feet is required for the front setback.

Newport's Comprehensive Plan identifies several scenic views, including Yaquina Bay and
Yaquiha Bay Bridge, that have exceptional scenic quality. - Visual policies guiding development

and conservation in Newport include the following.

o Vistas shall be considered when reviewing large scale developments which would limit

the genéral public’s view from public property. The planning commission may

—
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regulaté height, location, design, or color of proposed development that would
diminiéh such views.

o The scenic value of Highway 101 in the South Beach industrial area shall be
protected. In thié area, a 5d-foot setback from the right-of-way and vegetation buffer
is required. .

0 .Natural vegetafion on private lands in the shoreland areas shali be protected to the
extent possible. Development in such areas shall be encouraged to follow the natural

' .terrain. Restoration of top soil and re-vegetation or landscaping shall o¢cur as-soon.

as possible after development is completed.

Newport's zoning ordinance regulates building heights and setbacks. Residential structures are
not allowed to exceed 30- o 35-foot heights and must be setback 10 to 20 feet from the front
property line. Commercial, industrial and publib building heights are limited to 50 feet and no

front setback is required.

The City’s sign ordinance regulates size, design, and placement of signs. Off-premise signs are-

permitted within 100 feet of the Highway 101 r'ight-of-way only in areas zoned commercial or

industrial. These displays shall be limited to 30 feet high with a maximum 12-foot and vertical
and 20-foot horizontal dimension. In addition to prohibiting flashing, rotating, or brightly

illuminated signs, the ordinance states that no sign shall cause visual obstruction. -
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.  VISUAL REGULATIONS ADOPTED BY OTHER COMMUNITIES

This section presents selected regulatory policies adopted by other communi;ies. This material is

included as background information and reference.

The intent is to review how some other communities manage their visual / aesthetic resources

l
and determine whether some policies might be adapted to fit Oregon's Highway 101 corridor
vfsual management concerns. The selected policies reflect a cross-section of communities and

approaches; some will be more relevant to the Highway 101 corridor than others.

SANTA BARBARA COUNTY, CALIFORNIA

1. Local Coastal Plan ( 1982) - Visual Resources

The principal regulatory tool developed as part of this program is the View Corridor Overiay

Designation. All areas in the COuntyv Whére there are views from Highway 101 to the ocean afe
mapped on the Land Use Maps With this designation. The areas are broadly defined, and do not
generally relate to specific viewpoints 6r view-cones. There is no formal prioritization of view
corridors. All development in these areas shéll be reviewed by the County Board of Architéctural
Review for conformance to the following policies:
o "Structures shall be sited and designed to preserve unobstructed broad views of the
ocean from Highway 101, and shall be clustered to the maximum extent feasible.” |
0 "A landscaping plan shall be submitted fo the County for approval. Landscaping,
when mature, shall not impede public views.”
o "Building height shall not exceed 1 story or 15 feet above average finished grade,
unless an increase in height would faciiitate clustering 6f development and result in
greater view protection, or a height in excess of 15 (eet would not impact public views

to the ocean.”
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2. Comprehensive Plan, Land Use Element {1985)

Applicable Visual Resource Policies include:

o "In areas designated as rural on the landvuse plan maps, the height, scale, and design
of structures shall be compatible with the character of the surrounding natural .
environment. . . Structures shall be subordinate in appearance to natural landforms,
shall be designed to follow the natural contours of the landscape, and shall be sited so
as not to intrude into the skyline as seen from public places.”

o "In areas designated as urban . . . and in designated rural neighborhoods, new
structures shall be in conformance with the scale and character of the existing
community. Clustered development, varied circulation patterns, and diverse hobusing'
types shall be encouraged.”

o "Signs shall be of size, location, and appearance so as not to detract from scenic

areas or views from public roads and other viewing points."

3.. QOther Santa Barbara County Policies

The County’s A-1-X (Exclusive Agriculture) zone has étandardé which require that agricultural
structures (e.9., greenhousés) be set back a minimum of 50 feet from street centerlines, and that
lahdscaping be provided which, within five years, will “reasonably block the view of any structure

and on-site parking areas from outside of the property.”

The County’s Board of Architectural Review considef_s building mass, relationship of buildings
with topography, and compatibility of buildings, but outside of the Coastal View Corridor Overlay

district, its jurisdiction is limited to those areas zoned as D (Design Supervision Combining

* Regulations), which include critical undeveloped parcels. Some communities and tracts maintain

their own design review committees.
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CITY OF THOUSAND OAKS, CALIFORNIA -

Freeway Corridor Visual Analysis and Design Study (1987)

Visual design guidelines are provided for usé by developers proposing projects in the Highway
101/ 23 corridor, and by reviewing bodies (Planning Commission and Design Review
Committee). The guidelines address roadside treatment (within the right-of-way), design
vstandards for properties adjoining the highway (new development), primary view corridors (of two
tybes) in which there is potential for view blockage, and design treatments suitable for entry views
and a community theme. Two alternative equations are provided for determining appropriate

building heights.

The City requires photomontages of proposed projects on critical parcels, and has funded a

concept study for suitable development designs on several visually critical vacant parcels.

CITY OF AUSTIN, TEXAS

1. Development Criteria for the "Hill Country Roadway Corridor," {(Ordinance No. 86-011 é-J)
(see Appendix A) |

The corridors are defined as all land within 1000 feet on each side of public right-of-way. Their
purpose is to protect the "natural beauty" of the hill country and encourage development which is
compatible with it. For new development, a site plan is required which includes a tree survey wiih
a line delineating the extent of disturbance, indication of screening for parking, utility facilities,
etc., location of any existing or potential vistas trom public viewpoints and how they would be
impacted. A scenic vista is defined as a "generally recognizable, noteworthy view" of lakes,

valleys, creeks, or the downtown area.

Building height is limited, but may increase with distance from the right-of-way. Within 200 feet
from the right-of-way, maximum heights are 28 feet; beyond that, heights may vary according to

the density of zoned areas.

-
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" Highway vegetative buffers are required, with no clearing of vegetation within 100 feet of the

right-of-way (provided thzit the buffer does not exceed 20% of the applicant’s acreage). ~Where
the butfer has previously been disturbed, it is to be revegetated with native trees, shrubs, and

grasses . .."

Development bonuses are offered to recognize innovative design beyond requirements, e.g.,
increased heights, reduced setback. Performance criteria used for bonuses include:

0 "breserving scenic vistas, including the provision"of» public observation péints";

o reducing building mass by breaking Up buildings; and

o using pitched roof design features.

2. Capitol View Protection Ordinance

| This provides an equation for calculating heights of buildings to ensure preservation of existing

views of the Capitol Dome. Maps are provided which plot the specific view-cones (horizontal

angles of view) from the Capitol to highway or other public viewpoints.

MONTEREY COUNTY, CALIFORNIA

Local Coastal Program - North County Land Use Plan, 1982 -
The North County Local Coastal Program provides three relevant types of policy that address

visual concerns.

Resource Management / Visual Resources

. This implements the California Coastal Act of 1976 which states that any development permitted

in scenic areas should be sited and designed to be visually compatible and subordinate to the
natural setting. Its key policy states that, "In order to protect the visual resources of North

County, development should be prohibited to the fullest extent possible in beach, dune, estuary,



and wetland areas. Only low intensity development that can be sited, screened, or designed to
minimize visual impacts shall be allowed...." General policies include:
o "Views to and along the ocean shoreline from Highway 1..., and to and along the
shoreline of Elkhorn Slough from public vantage peints shall be proteéted."
o "The least visually obtrusive portion of a parcel should be considered the most
desirable éite for t_hé location of new structures. Structures should be located where

existing topography and vegetation provide natural screening.”

Design standards (specific pblicies) include:

) Sti'uctures éhall g'enerally be sited so as not to block public views of the shoreline....
Necessary sfmctures in public view between the road and the shoreline shall be sitéd
so as to protect the maximu‘m possible open views. Other development ..... ( such as
residential or comme.rcial structures) shall be designed with materials, colors,
landscaping, and fencing apprbpriate to the rural setting."

o "Highway direction and other public signs should be minimized and designed to
complement the viéUal character of the area.”
o "Commercial and industrial signs shall be constructed of natural materials. They shall

not be internally illuminated.”

Public Access

, The plan provides for retention of both physical and visual access to the ocean and inland water
bodies, from_thé coastal highway, pedestrian and bike routes, vista points, and other public view
areas. It also encourages provision of new vista points in safe location where pedestriar; access
is not possible bdt pairking can be screened from the highway. Scenic easements are proposed

for private Jand where design controls would not prevent blockage of visual access.
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Moss Landing Cbmmunity Plan

This provides more detailed designation of areas with values (historic & scenic) to be protected.
It calls for screening of industrial sites, visual access to key features such as the old harbor, and
identification of suitable uses for key parcels. ‘

BIG SUR, MONTEREY COUNTY, CALIFORNIA

Design Standards for the Big Sur Highway (1980)

Big Sur’s design standards outline recommendations related to particqlar problems that have
been idenﬁﬁed in the scenic corridor. For example, poorly designed and located pullouts are one
problem along the scenic corridor. The visual analysis identiﬁes three types: paved pullouts for
slow-moving vehicles; stopping and parking pullouts outside the viewshed; and bus stop pullouts
for trailheads, parks, etc. The standards state that »all existing pullouts should be evaluated and

either eliminated or upgraded according to one of.the three recommended pulloufprototypes.
Other recommendations that respond to corridor problems include the following:

- Shoulder Treatment -- A shoulder management plan should be developed and
implemented that will stabilize slopes and reestablish native vegetative cover to a defined

highway édge.

Setbacks and Parking Lots -- Comprehensive viewshed management criteria should
* be adopted rather than a 100-foot structure setback requirement. Continuous parking
~ area access should not encroach on the highway and no asphalt or other surfacing

should be visible from the highway.
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Signs -- Use of signs should be de-emphasized in the scenic highway corridor. Design‘

solutions should provide orientation and direction. Guardrails and reflector buttons both

effectively announce the presence of hazards and should be used.

Where signs are essential for traffic safety or information, international symbols or some

local variation in character with this area would be an improvement over verbal-signing.

Utllitles - Utilities should be put underground where feasible. Where not feasible,

reroutihg is suggested.

Lighting -- Appropriate brightness and tone are indicated by the surrounding
brightness. All existing lighting that does not meet these criteria will generally be

* perceived as out of character.

CITY OF PALO ALTO, CALIFORNIA

El Camino Real Design Guidelines (1979)

The City of Palo Alto prepared guidelines for development along EI Camino Real, a landscaped
commercial auto-oriented street, to advise designers and business people about appropr'iate'
design treatment. The guidelines emphasize using a consistent design vocabulary along the

street. Some of the guidelines are excerpted below.

Architectural and Site Planning

o Do not design-an improvement pn'maﬁlyto attract attention.

o All automobile parking should be screened.

o If a signis needed, a place for a sign should be designed into the building elevation.
o Using bright colors, such as reds, yellows, vpurples, and greens may make new

development incompatible with the surroundings.

-
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o Commercial buildings, new or remodeled, which are located adjacent or near other

similar properties should be compatible with their neighbors.

Buffers and Parking Lots
o The front setback should be used to brovide a landscape buffer between the building

and the street.

o All parked cars should be screened with walls, landscaping, or berms. Total height of

‘the wall, berm, or landscaping should be about 3-1/2 feet above the finished parking
lot surface.
o AS5-foot landscaped perimeter is required around parking lots with one 1 S-Qallon tree

for each 25 feet of perimeter length.

Signs
0 Freestanding signs generaliy should not-extend above the height of the surroending
buildings.
o Tall signs should be set back from the street property line. Short signs mey be

located closer to the properiy line.

o A sign is meant primarily to identify a use. It is therefore important for the message to

be as brief_and readable as possible. More than two colors are not recommended.
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1. HIGHWAY CORRIDOR REGULATORY A_SSESSMENT

The highway corridor regulatory maps illustrate three considerations for visual manégemem
planning. First the maps assign ‘I.anvdscapé designations for all areas within the highWay corridor
segments. Delineating primgry ahd secondary view areas addresses view protectién concerns.
Finally, enﬁy éohes that indicate edges of urban dew)eloprﬁent nodes, urbanizing or rural / scenic

"areas are noted on the regulatory maps.

Landgcapg Deslignations for Development Regulation

’ Lapdscape designation_s provide the background frarﬁework for'developirllg: reguiatory
mechanisms. Each 6f t'hé designaiions vreprese,nt a combination of visual characteristics with
particular opportunities and problenﬁs. Three designations, urban, urbanizing, and rural / scenic,
are assigned fo areas throughout ihe highway oorridpr segments. They are baéed on

interpretatioh and generalization of image types and other inventory data.

Urban areas, shown primarily near Lincoin City and Newport, contain development that
dominates the landscape. 'Regulations will apply to new development in these areas as well as
modifications to existing development. Development types vary within the corridor therefore

different controls may apply depending on the particular dominance or mix of uses.

Urbanizing areas, scattered throughout the corridor, include a combination of visible

development, landscaping, and natural vegetation. An urbanizing designation could be regarded

as transitional in two respects. Urbanizing areas can spatially link urban and rural /- scenic zones.

Secondly, we can expect some change over time during which urbanizing zones become more
- developed, possibly into urban areas. Visual management mechanisms should address both

aspects of the urbanizing zone’s character.
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Rural / scenic areas where significant views and natural vegetation / terrain exist and appear
throughout much of the corridor. Regulations for these areas should emphasize preserving the

corridor’s natural scenic quality.

View Area Assessment

Primary view areas are indicated within each segment and reflect locations of sensitive prominent
views that are identified on the visual inventory maps. Boundaries for these areas schematically
delineate zoﬁes in which new development could potentially diminish visual quality within the
scenic corridor. New development proposed in the vicinity of these sensitive areas should be

subject to more rigorous project review.

The sensitivity of each primary view area is influenced by a combination of particular' tactors such

as existing topography and vegetation. Consequently, applying rigid development standards that

- specify building heights, setbacks, etc., will not necessarily insure sensitive management of the i

corridor’s visual quality. Application of established visual review criteria that consider existing
conditions of each specific development site can provide a more effective visual / aesthetic

planning tool.

Entry Zones

The highway traveller's visqal experience involves percéption of 'sequential images. Entering and
leaving urban devélopment nodes is one aspect of this sequential experience. Corridor design
that accentuates entrances and departures can create a more memorable and visually stimulating
jouney for the highway traveller. Developments at these locations assume particularly high

significance and can influence visual impressions of the whole community.
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Entry zones are indicated on the regulatoryv maps to denote an opport’unity for special corridor
design treatment. Gateways or entrances to particular road segme'nts can be désigned using a

variety of techniques including special landscape or other artistic treatment.
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v. VISUAL MANAGEMENT IMPLEMENTATION STRATEGY

Recognizing the Highway 101 corridor's outstanding scenic value, the purpdse of this visual
management implementation strategy is to effectively protect views and other scenic values for
the Highway 101 traveller. To this end, implementation mechanisms are intended to.regulate

development and alterations adjacent to and visible from the scenic highway.

’Policies that aré presented on the following pages generally apply to corridor-wide visual
managémen’t concerns. Development and right-of-way standards, designed to insure that

policies are effectively applied,.,felate to specific activities taking place in the scenic corridor.

POLICIES
General Policies

0 Views to and along the ocean and shoreline identified in the visual managemént
inventory shall be profected.

0 Development in the inventoried corridor area shall be subject to additional standards
designed to protect, conserve, or enhance visual duality and minimize the effect of
new development on visual values.

o Development on parcels located within primary \}iew areas shall be permiﬂed when it
can be 'demo‘nstrated that development will not significantly diminish visual quality.

o Where it is found that highly sensitive scenic areas cannot be effectively protected
through public regulation, the land should be considered for-public acquisition. In
such cases, agencies with the capacity to properly manage and supervise the
propenty should purchase the land.

o New access to 101 should be minimized through development of a local access a‘nd

circulation plan that focuses access at appropriate locations.
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.0 Resource extraction and management activities (such as‘ timber harvesting and
quarrying) within the corridor shall be coordinated with the Visual Management Plan,
so as to protect and enhance visual quality.

o Permitted uses shall be regulaged by underlying zoning designations;the overlay zone
shall regulate the abpearance of permitted uses énd activities.

0 Loqal Qovem'mem and ODOT should determine future right-of-way requirements and
that information should be used to determine setback limits.

o ODOT should dévelop a unique coastal highway sign system for the scenic corridor.
Design of the system should promote the area’s rustic / scenic character and
emphasize graphic rather than verbal communication. Signs within the right-ofjway
should be located so that they are not visually intrusive on highway views.. Signs>

shouid not be located within primary view areas.

Specliic Policles

o Scenic view areas shall include all primary view areas delineated on the Visual '
Management Study Regulatory Maps.

0 Structures and landscaping shall be sited so they do not block scenic public views of

the shoreline that are delineated on Inventory Maps; development proposals shall be

revised it necessary to accomplish this goal. Necessary structures such as pump
statidhs or retaining walls in public view between the road and shoreline shall be
aesthetiéally and functionallly designed and sited so as to protect ihé maximum .
poésible open views. Other development in public view between the rqad and
shoreline (_Such as residenﬁal or commercial structures) shall be designed with
naturalistic materials (wood, stone, and/or brick), pastel or subtle colors, and native
landscaping appropriate to the scenic setting.

o New roads providing residential, recreational, or co_fnmercial acCéss shall be _aIIowed

~ only where it has been demonstrated that common use of neighboring roads (or
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driveways, etc.) is not feasible. Abcess roads shall not intrud_e upon public views from
scenic routes or viewpoints. Roadways shall be designed to conform to the natural
topography and shall minimize grading, removal of mature trees, and the scarring of
hillsides.

New or replacement utility lines shall be underground where‘ver feasible. High voltage
transmission lines ihat cannot be placed underground shall be routed outside the
corridor wherever possible; where this is not feasible, they shall be routed and
designed o minimize environmental and scenic impacts.

Existing native trees and other significant vegetation shall be retained to the maximum
' extent possible, except where removal or trimming would provide significant ocean
views or views of other scenic features in areas currently lacking such views from the
highway.

New outdoor advertising signs shall be prohibited in rural / scenic areas and restricted
in other portions of the corridor. Highway direction and other government signs shall
be minimized and designed to complemént the visual character of the area.

New commercial and industrial signs shall be in keeping with the natural scenic
character.

The Department of Forestry should seek amendment to the FPA or its rules to
regulate forest operations to implement the following policies: Timber harvesting and
other forest manageme'm activities shall be Qesigned to minimize visual impacts to
public views. Areas to be clearcut shall be laid out to be unseen from Highway 101; a
buffer strip of native vegetation shall be maintained between thé road and major
activities, and shall be wide enough to fully screen views and remain windirm. All
access, staging, and residue material areas visible from the road shall be cleared of
debris, and disturbed ground regraded and reseeded if necessary. ‘New access shall

be designed to minimize visual disturbance and avoid major cuts and fills.

[
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o. Quarﬁes. aggregate workings, stock piles, énd borrow pits shall be sited and;designed
to avoid visual impacts on the corridor. A bufter strip of natural vegeiaﬁon shall be

, retained sufficient to screen éctiviiiéé from view and remain windfirm. Accéss to work
areas shall be laid out to minimize direct views to the site from the road. Visible
disturbed areas shall be regraded if necessary and reseeded or otherwisé

revegetated with native species.

| Visual Management Design Objectives

The intent of visual management design objectives is to establish criteria for protectingrand
reinforcing the unique scenic dualities of Oregon’s coastal region. The objectives aim to unify the
entire corridor around a natural, scenic design theme (nétive plants grouped naturally or
inforrrially) and rustic materials (wood ahd stone). A specially designed coastal highway sign
system énd gateway treatmenis along the corridor will reinforce visual unity within the corridor.
These design elements éan be used in various ways in each of the three Iandséape designation

zones to provide important visual diversity within the travel corridor.

Urban -- The objectivé here is o create an image (using native vegetation and rustic materials
such as wood, rock, or stone grouped informally along the roadside and median) which differs .
distinctly from commercial fourist-oriented urban areas in other parts of the United States, by
introducing natural themes from thé region. The riaturalistic streetscape should accommodate
developmed that’is both dominant and compatible With the natural ooastgl Iandscépe.. It is also
important to éesthetically enhance funcﬁonal elements such as signs and outdoor light fixtures.
- o Emphasize pedestrian scale circulation using special pavement and curvilinear ‘
sidewalk; providé amenities including seating and Iighting.
0 Enéourage visuaﬁy compatible architectural improvements such as awnings and
signs.

o Design signs and entry / gateway treatment to reinforce scenic highway character.
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o Eliminate on-street parking and use andscape buffers to completely screen off-street
parking. Partially screen building facades from highway views using landscaped

buffers.

Urbanizing -- In urbanizing zones the objective is to utilize native vegetation and rustic materials
" to enhance the existing scenic quality within the zone while accommodating development that
harmonizes with and does not dominate the natural setting.
0 Using setbacks and landscaped buffers, screen light industrial structures and storage
complvetely; partially screen residential and commercial structures.
o Design signs and entry treatments to reinforce scenic highway charécter.
o Limit access to Highway 101 -- utilize sharéd entries and_develop parallel access

roads behind highway frontage properties that connect to the existing street nétwork.

Rurél / Scenic -- In these zones the objective is to preserve and mainiain the existing natural
scenic character. Rural / scenic zones are most valued for their natural scenic beauty. Any
improvement constructed in these areas should be designed with the primary goal of protecting
scenic quality. -Vegetation should be pruned to maximize scenic views for highway travellers.
o Infill with native plant species to improve scenic quality ih areas wheré gaps in existing
vegetation detract from otherwise scenic views.
o Restrict naturalistic landscaping to groundcover and low / mounding shrubs in the
median and view side of highway segments within primary view areas.
o Limit sign placement within rural / scenic zones.

o Use signs and entry / gateway treatments to reinforce scenic highway character.

N
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THE SCENIC CORRIDOR OVEBLAY ZONE
Contents |
Scenic Corfidor
o Purpose
o Activities Subject to Review
o General Standards
o Setback Area Standards
o Primary View Area Standards
o Right-of-Way Standards
Project Review Process
| 0 Applications
o Expedifed Review Process *
. o City/ County Review
o Pre-Development Siting Approval
o Post-Construction Approval

Supplemental Visual Management Strategies

Purpose

The scenic corridor overlay zone is intended to maintain and enhance scenic valueé along the
Oregon Coast Highway. The overiay zone includes four distinct areas within the scenic corridor:
the highway right-of-way, setback areas, areas beyond the setback (subject to general

development standards), and primary viéw areas. These are delineated on Exhibit 11. Three

* types of scenic values are dealt with in this ordinance: (1) inventoried views of coastal features;

(2) roadside vegetation along the highway corridor which visually separates or buffers the
highway from adjacemvland uses, and (3) the buildings and other alterations located near the
highway. The overlay zone maintains and enhances scenic values by regulating uses and

alterations within a scenic. corridor identified on inventbry maps.
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REGULATORY AREAS WITHIN SCENIC CORRIDOR OVERLAY ZONE

l ‘

}

- - -

|

BETBACK —i¢—— HIGHWAY R.O.W. ————a}- SETBACK

SCENIC CORRIDOR OVERLAY : y

]
!
!

)
|
i 1
; SECTION |
| !
v ! :
aenau+— HIGHWAY R.O.W. — SETBACK —

S S ———, T _-____-_r;-__

et e P

e

3.-——-—--—r—-—-—-—dp———----b;‘—

|
!
i
}
1
|
|
1

OCEAN

PLAN VIEW

Q THE OVERLAY ZONE INCLUD

ES FOUR -

DISTINCT AREAS WITHIN THE SCENIC

CORRIDOR.
o HIGHWAY R-O-W AREA
o SETBACK AREA

o AREA BEYOND SETBACK
{Subject to General Development)

o PRIMARY VIEW AREA

Q DEVELOPMENT STANDARDS

ADDRESS

DESIGN CRITERIA FOR EACH AREA IN
ADDITION TO GENERAL CRITERIA FOR

THE ENTIRE CORRIDOR.
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It is not the purpose of this zone to change the uses permitted by the underlying zone. Rather,

' the overlay zone shapes how and where development near the highway is to occur.

~ Because this zone is designed to protect and enhance scenic value it necessarily requires zoning

control be extended to include activities that are not normally subject to review, such as

vegetation removal.

Activities Subject to Review

When proposed in the overlay zone, the following activities shall be subject to project review:

0 ‘construction of new de;)elopment; »

0 major rem_odeli’ng of existing structures (a structural change or addition to the exterior
of an existing building fhat alters the exterior appearance and that is visible from the
highway);

‘0 painting or repainting portions of building facades that are visible from the highway;

| 0 sign construction or renovation;

o removal of‘trees or other existing vegetation;

o grading or site clearing;

o partilions and subdivisions; and

o - construction or widening of roads, of sidewalks, bikepaths, or walkways.

General Standards

Purpose: These standards are applicable to development and improvements throughout
inventoried scenic highway corridor areas. They ensure that development is compatible with
maintenance of a butfer and protection of primary views by limiting how development occurs.
The standards are basically iménded to ensure that development and improvements visible from

the highway do not dominate the highway or distract from the scenic experience. These
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standards apply to all development within inventoried scenic areas except as modified by the
specific standards for setback areas, primary view areas, and rights-of-way as listed below.
Area Included: Inventoried scenic corridor areas as mapped in the inventory including the right-

of-way, the setback area, and areas beyond the setback bufter shown on the inventory.

Standards:

‘Siie Access - New roads and driveways shall be permitted when it has been demonstrated that
common use of neighboring.roads is not feasible. New roads and driveways shall be sited to
minimize tree removal and grading during development. Roads shall be designed to protect

" scenic views from Highway 101.

M - Building height limitations specified by the underlying zone shall apply except where
proposed development would block or intrude upon those scenic views shown on the Visual
Inventory Maps. In such areas, building heights shall be determined by project review. Where
building heights exceed two stories, the streetwall shall be stepped back to avoid appeaﬁ_ng

“visually imposing -and massive (see Exhibit 12).

Materials / Colors - Buildings shall be designed to utilize to the extent feasible matérials such as
wood, stone, or brick that are compatible with the rustic coastal environment in urban and
urbanizing zones. Other industrial building materials that are not highly reflective shall be
permitted when buildings are completely séreened from highway views. Colors shall be pastel
and/or subtle in tone (no bright colors). Building materials and colors shall be compatible with

surrounding development and shall not be selected primarily to attract attention.
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PROJECT REVIEW CRITERIA

BUILDINGS EXCEEDING TWO STORIES

Q BUILDING HEIGHT AND BULK APPEAR
MASSIVE WHEN VIEWED FROM SCENIC
HIGHWAY

Q STEPPED-BACK HEIGHT DIMINISHES
VISUAL IMPACT ON S_CEN]C HIGHWAY
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Residential Areas - One nameplate sign, not exceeding one square foot in area,
shall be permitted for each lot fronting the highway right-of-way. Signs shall be
wood or stone with a'maximum of one color. They shall not be internally illuminated.
Commercial advertising signs are prohibited.

Commercial Areas - Signs shall be Iimi'ted to one per business. Size of signs shall
be regulated by the underlying zoning. One additional_ pedestrian-scale sign,

maximum 3 square feet in size, shall be permitted per business. Signs shall not

~ extend above the building roofline. Design of signs shall be compatible with the

building architectural style. Signs shall be constructed of wood or have a wood

-exterior or be part of a building awning. A maximum of two colors and two type

styles per sign shall be used. In rurai/ scenic areas, a maximum of one color and
two type styles shall be used. _Signs shall not be intemally illuminated. In primary
view areas, placemént of signs shall protect scenic views. Off-premise signs shall
be prohibited. |

Industrial Areas - Signs shall be limited to one per business. Size of signs éhall be
regulated by underlying zoning. Signs shall not extend above thé building roofline.
Signs sﬁall be constructed of wood or have a wood exterior. A maximum of two
colors and two type styles shall be used. In rural/ scenic areas, a maximum of one
color and two type styles shall be used. Signs shall not be imernally illuminated. In

primary view areas, placement of signs shall protect scenic views. Off-premise

~ signs shall be prohibited.

Setback Area Standards

(NOTE: These standards assume the existing highway right-of-way is adequate to accommodate

future improvements or realignment. This is not always the case. Consequently, local

governments and the Highway Division should review future highway improvement needs to

w,
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‘determine whether additionalfright-of-way is needed. These standards shouid be adjusted to

accommodate future right-of-way needs.)

-Purpose: Land within the setback area is generally intended to serve as a buffer between the

| highway and adjacent land uses, especially in developed areas. The setback area standards
require establishment and maintenance of a végetated buffer and limit improvements and
élterations in the setback érea. Generally activities are limited to those that: (1) have little or no
effect on buffer values; (2) maintain or enhance the buffer; or (3) require a Iocétion in the buffer,

such as driveways accessing the street.

Al alterations in the setback are reviewed to assure that they are consistent with protection of

buffer values.

Area Included: This section sets standards for aiterations and improvements within setback
areas (i.e., the area bet\}veen the edge of the right-of-way and the setback line for structures).

The width of the setback varies from area to area -- see the matrix below.

Setback Area Matrix
» RESIDENTIAL INDUSTRIAL  COMMERCIAL FARM /FOREST
URBAN ' 20 ft. " 5ot 10 ft. na
URBANIZING . a0ft 50 ft. 1511, " na
" RURAL/SCENIC . 30ft. = 50ft. 20 ft. 10 ft.



Standards:

Landscaped Buffer / Screening - In all areas a naturalistic vegetative buffer shall be maintained

between the highway and adjacent land uses. The purpose of the buffer is to screen and

separate the highway from adjacent land uses.

In re’sidential‘and industrial areas vegetation within the setback area shall completely screen

development from the highway.

In commercial areas the vegetation shall frame and partially screen buildings from view from the
highway. Generally, Iandscaping shall be designed to soften the effect of commercial or public
buildings close to the highway, but not to obscure or block buildings from view. Low shrubs and

groups of trees are preferred vegetation in these areas.

In all areas off-street parking.aréas- including pavement and parked vehicles shall be completely
screened from highway views by landscaped bufferé or a landscaped berm. All outdoor utilities
(heating, ventilation, and air conditioning equipment, etc.) and outdoor storage shall also be |
screened by such buffers. Screening shall include dense tree massing, existing naﬁve understory

vegetation, shrub massing and/or landscaped berms.

Natural Vegetation - Natural vegetation that is visible from the highway shall be retained to the
greatest exteni teasible except where selective pruning will result in improVing scenic view
opportunit_ies from the highway. Vegetation shall be maintained through regular pruning and re-

establishment of diseased or damaged plants.

Site Landscaping - Landscaping shall consist of plant species that are native and species that

complement or are visually compatible with native vegetation (see Appendix A for list of

(]
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recommended trees). Landscaping shall not obstruct views in primary view areas that are

delineated on Regulatory Maps.

Revegetation / Restoration - Areas where vegetation is removed contrary to the standards in the
ordinance shall be promptly revegetated to establish a buffer consistent with the requirements of

this ordinance.

Tree Removal - For each tree removed with a trunk greater than six inches measured four and a

half feet above gfound level, or for each group of three or more trees located within ten feet of
each other with trunk diameters greater than two inches, a sufficient number of native species

shall be planted within the disturbed area to reasonably compensate for the loss of existing trees.

Grading - Grading is only permitted for alteratioris speciﬁca'lly permitted under the requirements
of this section. For example, for driveways, utility installation, and berm construction. Grading for
the purposes of site clearing is not allowed within the setback area. (NOTE: the general .

development standards for grading also apply within the setback area).

Signs - Signs shall only be»located within the setback area if it is not feasible to locate a readily

visible sign outside the setback area.

Lighting - All lighting fixtures shall be lower than mature tree height in the surrounding areas.
Low-glare, low-intensity lighting with subtte ‘coloration shall be used. Ligmmg structures shall be

painted in colors consistent with the corridor setting.

- Site ‘A_ccess - New roads or driveways shall only be permitted where it is not feasible to locate -

the road or driveway outside the setback area (e.g., by connecting to a frontage road); or the new

road or driveway has demonstrably less impact on visual values than the alternative access.
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Utilities - Where feasible utilities shall be located outside the setback area. Utility installation,

replacement, and maintenance shall remove the minimum amount of screening vegetation
needed to allow for installation or proper operation. Screening vegetation will be promptly

' reestablished following utility installation or replacement.

- Sidewalks, Bikepaths, and Pathways - Lateral access to sidewalks, bikepaths, and other

pathways which provide access 1o the right-of-way shall be located to minimize removal of
vegetation. Sidewalks, bikepaths, and pathways providing access parallel to the highway shall
only be located in the setback area if it is not feasible to locate them outside the setback are and

removal of vegetation is minimized.

Primary View Area Standards

Purpose: The primary view designation is intended to identify and protect important views from
the highway. Protection is provided by regulating alterations or improvehents that would obscure
or intrude upon the identified view corridor. The standards in this section generally supercede the

other standards in the scenic overlay zone.

Area Included: Primary view areas as mapped on the inventory maps including the highway

right-of-way, the setback area, and other lands within the identified scenic corridor.

Standards:
Building Siting - Buildings shall be sited so as to minimize visual impact on the scenic corridor.
In prirhary view areas, structures shall be sited so as to protect scenic views of the ocean,

shoreline, or other significant features (see Exhibit 13).
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PROJECT REVIEW CRITERIA

HORIZON LINE

BUILDING SITING

 UNDEVELOPED LAND WITH

UNOBSTRUCTED VIEW

DEVELOPMENT WITH BUILDING
SETBACK THAT RESULTS IN'MINIMAL
VIEW OBSTRUCTION

BUILDING SITING THAT TAKES
ADVANTAGE OF EXISTING
VEGETATIVE SCREENING AND
RESULTS IN MINIMAL VIEW
OBSTRUCTION

UNACCEPTABLE BUILDING SITING
COMPLETELY OBSTRUCTS HIGHWAY
TRAVELLERS' SCENIC VIEW
OPPORTUNITY i

ACCEPTABLE BUILDING SITING

TAKE ADVANTAGE OF EXISTING -
TOPOGRAPHY AND USES INCREASED
SETBACK '
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Site Access - New roads shall only be located within the primary view area if there is no other
feasible location for access to the property. Accesses shall be designed and constructed to

minimize grading, vegetation, and interference with scenic views.
Signs - Prohibited.

Site Landscaping - Landscabing shall not obstruct primary view areas as delineated on the

regulatory maps.

Natural Vegetation - Pruning or removal of natural vegetation to establish or maintain views
identified on the regulatory maps is permitted. Pruning and removal shall: (1) be the minimum
necessary to establish a clear view; and (2) consider and minimize the effects of removal or

pruning on scenic views which include the highway corridor area.

Right-oi-Way Standards
Purpose: Alterations and improvements within the highway right-df-way can have a significant
impact on scenic values along the roadway. The purpose of these standards is to regulate

activities which could harm visual values.
Area Included: The existing Highway 101 right-of-way.

Standards:

Median Landscaping - Median landscaping shali include some éombination of groundcoyer,
shrubs, and trees. In primary view areas median treatment shall be limited to some combiﬁation
of groundcover and low / mounding shrubs that does not block or obstruct scenic views from the

highway.
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Roadside Landscaping - Roadside landscaping shall include trees and shrubs with limited
groundcover. Trees shall be planted in naturalistic groupings. In primary view areas, the view

side of the road shall be landscapedeit‘h groundcover and low / mounding shrubs. In thése

areas trees shall only be used to frame views.

Plant Material - Landscaping shall consist of plant species that are native to the Oregon coastal
region or species that complement or are visually compatible with native vegetation. For

recommended tree list see Appendix B.

Vegetation Management - ‘Vegetation shall bg maintained to preserve scenic quality and
highway safety. Diseased or damaged plants shall be removed and replacement specnes shall be
planted. In primary view areas, vegetation shall be pruned regularly to maintain open scenic
views that are identified in the Visual Management Study Regulatory Maps. Where wind-thrOw,
damage, or cleaning opens new vistas to the ocean or other scenic features, vegetation irimming

should be continued to preserve views.

Sign Management - A unique coastal highWay sign system shall be developed for the scenic
corridor. Design of the signage sysiem shall promote the area"s rustic / scenic quality and
emphasize graphic rather than verbal commuﬁication. Signs shall be located in or neér entry
zones (delineated on Regulatory Maps) or other appropriate pléces where they do not cause

visual disruption to scenic quality. No sighs shall be located within a primary view area.

Utilities - Utility lines shall be 'put underground, or routed so-that they are not readily visible to
highway travellers. When undergrounding is not feasible, utility lines shall be rerouted so that

visual disruption to the scenic corridor does not occur.
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Lighting - Highway light standards shall not be higher than 15 feet and lamps shall be shielded
from direct view of the highway. Colored lamps and colored lights shall not be used except where

they are required for public safety.

Gateway Treatment - Roadsides and median shall receive special gateway design treatment in
entry zones (delineated on Regulatory Maps). Design treatment shall be consistent wuth the -
Parkway Design Concepts developed by ODOT and shall include native tree / shrub accent

plantings.

PROJECT REVIEW PROCESS
Policies and Development standards shall constitute project.review criteria and shall apply to the

above memiqneq activities.

Applications
Applications fdr development within the scenic overlay zone shall include the following
information:

o a site plan showing the location of all improvements shall be specific; no alteration or
movement of proposed improvements shall be permitted without apbroval of the
reviewing body; |

o the site plan shall be drawn to scale and show overiay designations, proposed
structure locations, site alteratio'ns. §etbacks, rights-of-way, and utility lines;

o location of all trash receptacles, heating and air conditioning equipment, parking and
loading areas, lighting, and proposed screening shall be illustrated on the site plan;

0 the landscaping plan shall show existing and proposed vegetation, proposed
vbegetation removal, and proposed vegetation trimming;

o the grading plan shall clearly show all areas of cut and fill;

[
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EXAMPLES OF DEVELOPMENT STANDARDS

HESIDENTIAL AREAS

INCORPORATE RUSTIC
MATERIALS AND SUBTLE
COLOR IN BUILDING DESIGN

PROVIDE LANDSCAPE BUFFER
TO PARTIAL SCREEN
DEVELOPMENT FROM HIGHWAY
VIEWS (FIG. 4)

CREATE GATEWAY ENTRANCE
THAT CONTRIBUTES TO SCENIC
CORRIDOR APPEARANCE

UNDERGROUND ON-SITE
UTILITIES '

SITE BUILDING ON LEAST
VISIBLE PORTION OF PﬁOPERTY

PROVIDE SHARED ACCESS
WHERE FEASIBLE

. PROVIDE LANDSCAPE BUFFER
TO ALLOW FILTERED VIEWS OF
RESIDENTIAL DEVELOPMENT (FIG. 4)
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EXAMPLES OF DEVELOPMENT STANDARDS

RESIDENTIAL AREAS

FIGURE 4

U PROVIDE LANDSCAPE BUFFER TO
ALLOW FILTERED VIEWS OF
RESIDENTIAL DEVELOPMENT

FIGURE 5

Q ACCENT ENTRIES WITH FLOWERING
PLANT MATERIAL

QO CONSTRUCT SIGNAGE OF NATIVE
ROCK AND WOOD MATERIALS WHICH
WILL CONTRIBUTE TO SCENIC
CORRIDOR APPEARANCE

15
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EXAMPLES OF DEVELOPMENT STANDARDS

COMMERCIAL AREAS

o RELOCATE PARKING BEHIND - ..——t o DESIGN BUILDINGS TO BE

BUILDINGS TO SCREEN FROM ™Y ' COMPATIBLE IN SCALE AND
o ScREeN T ' \ | STYLE WITH SURROUNDING
. . DEVELOPMENT
o INCORPORATE RUSTIC — ‘

MATERIALS (WOOD, STONE) PROVIDE LANDSCAPE BUFFER
AND SUBTLE COLORS (NO TO SCREEN PARKING
~ HARSH OR BRIGHT.COLORS}) COMPLETELY OR RELOCATE
PARKING BEHIND BUILDINGS

INTO BUILDING DESIGN
) : AND PROVIDE REAR ACCESS (FIG. 1)

o PROVIDE LANDSCAPE BUFFER

TO PARTIALLY SCREEN : DESIGN SIGN TO BE
BUILDINGS FROM HIGHWAY ) B b ) COMPATIBLE WITH BUILDING
VIEWS (FIG. 1) . o UNDERGROUND ON-SITE ARCHITECTURE
UTILITIES
o PROVIDE LANDSCAPE BUFFER T | o DESIGN BUILDING TO BE
TO PARTIALLY SCREEN S , COMPATIBLE IN SCALE AND

BUILDING FROM HIGHWAY
VIEWS (FIG. 2)

STYLE WITH SURROUNDING
DEVELOPMENT

o RELATE SIGN TO BUILDING
ARCHITECTURE IN STYLE,
MATERIAL, AND COLOR

PROVIOE LANDSCAPE BUFFER
TO COMPLETELY SCREEN
PARKING FROM HIGHWAY |
VIEWS (FIG. 2).

o UNDERGROUND ON-SITE
~ UTILITIES

PROVIDE LANDSCAPED BUFFER
"~ TO COMPLETELY SCREEN
PARKING AREAS FROM
HIGHWAY VIEWS (FIG. 3)

o PROVIDE LANDSCAPE BUFFER | .
TO COMPLETELY SCREEN OPEN .5~
STORAGE AND BUILDING FROM 1
HIGHWAY VIEWS (FIG. 3)

ADD VISUALLY COMPATIBLE
~ SIGN TO IDENTIFY USE (FIG. 5)
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EXAMPLES OF DEVELOPMENT STANDARDS

COMMERCIAL AREAS

FIGURE 1

Q COMMON PARKING AND ENTRIES,
RELOCATE PARKING BEHIND -
BUILDINGS

‘0 PROVIDE REAR TRUCK ACCESS FROM

MAJOR INTERSECTIONS

FIGURE 2

Q  LANDSCAPE TREATMENT TO SCREEN
'PARKING FROM HIGHWAY

O LANDSCAPE BUFFER TO BREAK UP
BUILDING MASS

FIGURE 3

Q LANDSCAPE BUFFER TO SCREEN
VIEWS OF LIGHT INDUSTRIAL
DEVELOPMENT

D REAR TRUCK ACCESS FROM MAJOR
INTERSECTIONS VIA A PARALLEL
ACCESS ROAD

O COMMON SHARED ENTRY TO LIMIT
ACCESS POINTS FROM HIGHWAY 101

Q - MOVE STORAGE AND PARKING TO

LEAST VISIBLE PORTIONS OF LOT AND
SCREEN WITH LANDSCAPE BUFFER -
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EXAMPLES OF DEVELOPMENT STANDARDS
L 'NATURAL AREAS

DESIGN ENTRY SIGNS TO
ENHANCE SCENIC CHARACTER (FIG. 5)

LOCATE SIGNS WHERE THEY
WILL NOT INTRUDE ON SCENIC
QUALITY

PRUNE REGULARLY TO
MAINTAIN SCENIC QUALITY AND
SAFETY

PLANT NATIVE SPECIES AS
INFILL VEGETATION

MAINTAIN VEGETATION TO

ALLOW VISUAL ACCESS TO
SCENIC RESOURCES FROM
HIGHWAY (FIG. 8)

REPLACE DEAD OR DAMAGED

NATURAL / NATIVE VEGETATION

18
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EXAMPLES OF DEVELOPMENT STANDARDS

NATURAL AREAS

FIGURE 6

Q  PRUNE ROADSIDE VEGETATION TO
PRESERVE AND ENHANCE VISUAL
; ACCESS TO SCENIC RESOURCES
////
¥y , il Q  REMOVE DEAD OR DYING NATIVE /
4y ESTUMR § NATURAL VEGETATION
Y ‘

//// //// }
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o photographs shall show views of the project site from Highway 101 looking in each
travel direction; and | ) |

0 whén project sites are located withiﬁ primary view areas, schematic plans, sections /
elevatibns and perspective sketches shall clearly and accurately illustrate impacts on
the corridor's scenic quality. Elevations shall show exterior walls, materials, and
colors of proposed structures. Sections shall be cut through each structure showing
roofs-and walls at the highest natural grade under the structure. Visibility and scale of

the project must be accurately demonstrated, using techniques such as site markers,

line-of-sight analysis, or photomontage.

Expedited Review Process

The Planning Director may approve permits for certain activities regulated under this zone without
a complete application if the Director determines: (1) the proposed activity clearly has

insignificant effects on scenic values; and (2) the effects of the activity are clearly consistent with

- the objectives and standards in this overlay zone.

The applicant must provide a site plén or other information which clearly shoWs the nature and
extent of the activity to be conducted. The Director shall review such information and shall either
issue an approval including appropfiate conditions to meet the requirements of this ordinahce or
deny the permit. The denial shall indfcate what, if-any, changes in the proposed activity could be

made to make it approvable under this section.

Activities eligible for expedited review include:
o remodeling of an existing structure (a structural change or addition to the exterior of
an existing building that alters the exterior appearénce and that is visible from the.
highway); |

o painting or repainting portions of building facades that are visible from the highway,

40



o sign construction or renovation except in primary view areas; and

‘0 construction of sidewalks, bikepaths, or walkways.

City / County Review

The County or City shall review project applications for compliance with applicable development
standards. The jurisdiction shall make a determination approving, with specific conditions (stating
modifications to or restrictions-on how activity is conducted), or denying (citing requirements not

met and identifying appropriate remedies) the project épplication.

Pre-Development Siting Approval

Approved applications are subiect to a pre-development siting requirement.. The developér shall
clearly mafk or fence-off poﬁions of the project site or vegetation that is to be left ;Jndisturbed.
The City or County Planning Department shall be notified of the dates and times when clearing
and grading shéll occur at least ten days prior to construction so that staff can complete a field
check confirming propervlocatioﬁ of bufférs and other undisturbed areas, and/or be presenf during

site construction activities..

Post-Construction Approval
Within primary view corridors, the City / Cbumy shall be notified after construction is complete, so
that they can complete a post-donstruction evaluation of consistency with development

standards.

SUPPLEMENTAL VISUAL MANAGEMENT STRATEGIES
Possible supplemental visual management strat_egies that have been successful elsewhere and
could be applied to the Highway 101 scenic corridor include:

o developer bonuses / incentives for enhanced designs (e.g., increased setbacks,

selective planting of larger tree sizes) in the corridor areas mapped in this study.

F-3
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These bonuses could include higher densities or speéiﬁc exemptions from regulations
where the develeper proves that they would improve the design;

Transfer Development Rights (TDR) where lots are substantially unbuildable due to

- visual sensitivity of the site;

a list of _unacceptable or undesirable architectural design features for newor -
remodelled buildings in the highwéy corridor study area, to be developed by the City
or its subcommittee, as a‘ g‘;uide to architects and developers without limiting their - |
professional creativity. Examples of inappropriate architecturei elements might
include: reflective glass, black glass, lack of roof features or caps, inadequate eaves,

certain dominant colors, etc.;

extension of the Planning Commission’s responsibilities to review landscaping as well

as architectural treatment on projects in the scenic corridor study area, to encourage a
more integrated approach and comprehensive review. Landscar:ing plans vrould then
be required as a normal part of the application package at this stage;

encouragement or requirements for all develobers proposing to build or rempdei on
highway frontage p_ropenies to contribute to a highway landscape fund. This would be
for enhancing the right-of-way in conjunction with both 'the developer'svpiansv for their
private property a.nd ODOT's etforts; |
joint discussions and egreements with ODOT to develop and extend suitable design
treatments for medians and right-of-way and using joint city and state funding (similar
efforts have proved su’ccessi‘ul in some California communities); '

joint discussions with Utilities and Public Works to enhance views by removing
everhead powerlines and other infrastructure;‘

a design review board could be appointed to evaluate propoéed developments fro
compatibility with the selected design theme and guidelines; and

community spo(nsored outstanding coastal design avrard competitions that recognize

and award outstanding building, landscape, and signage design in the corridor.
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PART 3. EXAM PLES OF IMPLEMENTATION PROJECTS

As part of the preparation Qf this study, actions \&ere identified which could beaimplemented at
short notice and with limited funding, whiIeSign'rﬁcantIy improving the visual quality of part of the
corridor. The bbjective was to select one orA more smqll projects which could actually be carried
out by the local agencies during ihe'oourse of the study, as-a first practical step towards

implementing the Visual Management Plan.

L PROJECT IDENTIF!CATICN CRITERIA

The criteria for selecting and prioritizing potential implementation projects included the following:

0 | Cost: within prescribed budgets provided.by Lincoln Cﬁy ($8500), Newport ($5000),
and the County ($5000).

6 'Time: dén be fmplemented and complemented on the ground during the course of the
study (approximately 5 months), for funding allocation within the State ‘fiscal year
1987)88.

o Consistency with the Visual Opportunities and Problems identiﬁed in the ongoing
Visual 'Managefnent Plan study. |

o0 Ability to produce a noticeable change in appearance or aesthetic appreciation,
preferably with the result of enhahcing an area Iargef than the site of the
implementation ﬁseﬁ. 4

o Fair dist‘rib‘utioAn over the study area.

o Co.ns'ist‘ency with safety and maintenance requirements of ODOT and local agencies.

o Duration: reasonable lifetime for the effect of the implementation measure.

1
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. SELECTED PROJECTS

The folloWing list of potential implementation projects was developed:

Lincoln City:

]

Planting street trees on a trial comner or block in the bTaft area, as a seed project for |
further streét-tree planting. ‘ '
Entry sugn relocation near Devil's Lake, combined with selective tree trimmiﬁg to
increase views of the lake.

Entry sign relocation near sou_th end of Taft.

Provision o_f additional planters in the shopping area at Nelscott.

Development of a sméll overlook at Siletz Bay, including revegetation / restoration of

the berm surrounding the parking area and proVision of a curb or wheel-stop for cars.

City of Newport:

o o

o

°

(o]

Relocation of sign ét south end of the bridge.

Opening up / improving views of-wetlands south of town.
Obening up views of the ocean near the air‘port.'

Partial screening of the car lot on the commerciél strip.

Screening of the city’'s industrial storage area.

Lincoin Couhty:

0

Tree planting / berm treatment to unify / filter views of commercial strip, as a séea
project for tunher.redevelophent landscaping. |

Sign / logo devélopment and prototype construction for Seal Rock community.
Selective tree removal at Cape F6ulWeather to increase visibility of the coast and
oéean. o | |

Barrier replacement at Whale Cove.

'Sign replacement / redesign for the trailef coun at Seal Rock.



' Videosimulationé of 'ihe most promising of these potential projects were created for purposes of
review and disc_ussibn with the study team. The before and after views helped the team 10
visualize the possible benefits aﬁd feasibility of the ‘implementation projects. After discussion with
agency staff, including highway maintenance staff, two projects were selected fo‘r implementation
with the money available: (1) improvéments to the informal parking / view area beside Siletz Bay
south of Taft (County, Lincoln City, and supplementa'l ODOT funds); anc_i (2) sign relocation and

improvements at the south end of Newpdrt»City (Newport City funds).

1. ROADSIDE PULL-OFF PROJECT

This project is the imprdvement of a roadside puli-off along Highway 101 ad]aceht to Siletz Bay,
just south of Schooner Creek bridge. The area currently consists of two gravél surface turnouts,
with a gravel shoulder between them. The Highway Division has deposited piles of dirt along the
edge of the bank between the pull-off and the bay, and a variety of weeks, grasses, and plants
have grown up on the dirt berms. The view. of fhe bgy from the highway is partially obscured by

the berms and-plams.

The State Highway Division had a major paving overlay project scheduled for this summer in
Lincoln City that included the section of Highway 101 adjacent to the puil_-off area. The City
" negotiated with the Highway Division, and they agreed to pave the first wide turnout area, if the

Qity would pay half the costs. This paving was completed around July 20.

The City contracted with a local landscape company to design a plan for improvements td the
bermed area. Early discussions ceniered around lowering the berm slightly and planting it with a
low growing plant or groundcover. However, after studyirig the area, the designers submitted a
plan that calls for raising the berms to highway level, putting in a curb, a walking pathway behind
the curb, and a low wooden fence along the bank edge. It also inclu_deé a more formal concrete

patio area at the center of the turnout to serve as a focal point and location from which to take
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photos, read informative signs about the area, etc. This design has the advantage of requiring
low maintenance, and providing a clean edge that allows the viewer to focus on the bay and its
features, rather than plantings. The Highway Division approved the design, a necessity since it

involves their right-of-way.

As of August 3, 1988, the construction of the project is underway. The berm has been Iéveléd,

and initial grading and rocking of the pathways is complete. Because of limited funds, the fence

in the design has been modified slightly, and an oil mat surface will be used for the pathway. We

anticipate oompletibn of the project by August 15, 1988.

2. NEWPORT CITY SIGN PROJECT
The new sign project was chosen over other opportunities for opening views to the ocean or
ripariah areas or screening a commercial / industrial site because of its permanence, visibility,

broad community support, and the ability to accomplish it within the short time frame allowed.

The existing Newport welcome sign, aside from showing its age, was in a poor location. It's sited
on Lincoin County School District owned property, more precisely their bus maintenance shop,
behind a chain link fence and partially obscured by the landscaping designed to écr_een'the "bus
barn® from'Highway 101. It ié visible 6n|y very briefly to passing motorists and is in an area |

competing with a number of large billboard type signs.

The new sign, not actually a relocation of the old one (which will be removed), is a significant
investment and is anticipated to be in place for a long period of time. The natural pransion of
the City's urbanized area will eventually fill in the South Beach area and, thus, the location will be

appropriate for a long time into the future.
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Removal of the old sign, which had been erected under a state permit by the Chamber of
Commerce, ‘also created another opportunity for signage improvement. It is now planned to
market the rights the Chamber held on the old sign to replace and reposition the welcome sign on
the north end of the City, and possibly add a new welcome sign on Highway 20 approaching from

the east.
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APPENDIX A

— s CITY OF AUSTIN, TEXASrmrer—ascamm—n

ORDINANCE NO. 86 0116-J

AN ORDINANCE AMENDING CHAPTER 13-24 (206111G ORDINANCE) OF THE AUSTIN

CITY CODE OF 1981; PROVIDING FOR A DEFINITION OF “HILL COUNTRY ROADWAY

CORRIDOR"; ADDING NEW SECTIONS 5180 - 5199; PROVIDING REQUIREMENTS AND
CRITERIA FOR DEVELOPMENT ' WITHIN THE ®"HILL OOUNTRY ROADWAY CORFIDOR";
PROVIDING FOR . SEVERABILITY; SUSPENDING THE RULE REQUIRING THE READING OF
'ORDINANCES ON THREE SEPARATE DAYS, AND PROVIDING AN EFFECTIVE DATE.

- WHEREAS, the City Council of the City of Austin is of the
opinion that cantinued pressure for westward grcm;h of the City shall
bring an explosive on-rush of develomment along major highways to the
west of the City; and,

WHEREAS, the City Council recognizes the potentzal of des-
ignated Hill Country Roadways to be an asset to the entire City and the
motoring public because of their dramatic scem.c qualities with magnifi-
cent views; and,

WHEREAS, 4t is necessary to protect and preserve the unique
physical beauty of these highways s0 they will continue to be an at-
traction to tourists thereby benefitting the Capital City's econanic
C]Jmte. ml

WHEREAS, the City Council is concerned about traffic safety
a.nd congestion along its major highways and that the traffic cupacity of
Hill Country Roadways is limited; and,

- WHEREAS, the environmental d.xsrupuon and econamic cost
assocuted with the improvement and expansion of Hill Country Roadways
is considerable and may be minimized by appropriate restrictions on land

-use and future development of property ad;acent to Hill Cmmf.ry Road-

ways; NOW THEREFORE,
BE IT CRDAINED BY THE CITY COUNCIL OF THE CITY OF AUSTIN:

PART 1. That a new Bection 1227 of Chapter 13-2A (Zoming) be and is
hereby added to the Austin City Code of 1981 and shall read as follows:

1227 mmmmoom

The Hill Coumtry Roadway Corridors shall consist, for each of the
following roadways, of all land located within one thousand feet (1000')
on each side of the dedicated public right-of-way which is within

city limits of the City of Austin or which {s anneved thereto at a

eubsequent date.

a. loop 360 (U.S. 290 W, = U.S. 183)

b. RR 2222/Bull Creek Rd. (Highland Hills Dr., - FM 620)
€. RR 2244/Bee Cave RA. {loop 360 -~ 88 ) :

d. FM 620 (SH 71 - Anderson Mill Road)

.]i
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PART 2. That new Sections 5180-5199 of Chapter 13-2A (Zoning) be and are
hereby added to the Austin City Code of 1981 and shall read as follows:

HILL COUNTRY ROADWAY CORRIDORS
TITLE AND PURPCCES

Sections 5180 through 5199 shall be known as the Hill Country Roadway

regulations and are designed to achieve the following purposes:

To maintain the rugged natural beauty of the eastern edge of
the Texas Hill Country as currently exists along Hill Country
Roadways;

To encourage developrent which is campatible with and, wherew-
er possible, enhances such natural beauty;

To allow people of the City of Austin to be able to live,
vork, and enjoy recreation within the arca without reducing
its natural beauty;

'Ib encourage safe and efficient taffic f£flow along H:.ll
Country Roadways;

To preserve the enviromment by providing clean air, clean
water and greenbelts of natural vegetation and wildlife;

To preserve the scenic character of the Hill Country Roadway
Corridors and, where possible, scenic vistas from the road-
ways;

To encourage crily orde.riy and sensitive development as appro-
priate in the City's env:.mmenbally-sensinve vatersheds;
and,

To accamplish the foregoing goals through thoughtful and
cooperative planning in order to benefit all the pecple of

APPLICATION

Unless otherwise provided by this Section, in a Hill Country
Roadway Corridor, notwithstanding the 2oning eclassificatiom,
no tract shall be develcpcd and no building shall bs erected
or st_mcturally altered .in violation of this Section. The
provisions of this Section shall apply in addition to other
crdinance requa.rmts. In case of ccnflict therewith, the
most restrictive provisions shall govern except as otharwise
expre'sly provided in this Section.

Tie site plan submittcd pursuant to this Sectien may, at the
Opuitil O« wis &ppaderng, Ocacd2 Land ot located withia th2
Hill Country Roadway Corridor.
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SITE FLAN REQUIRED

No zoning change shall be approved and no structure shall .be erected
unless a site plan as provided for in this Section and in Section 5100
(Principal Roadway Area) has been approved by the City Council after
recamendation of the Planning Camission. Site plans submitted under
the provisions of this Section shall comply with all requirements set
out by other provisions of this Code as well as the following: ’

The location of all improvements on the site plan ghall be
spec1f1c and no alteration or movement of proposed inprove-
ments in excess of twenty-five feet (25') shall _be permitted
without the apprwal of the City Counc:.l. _

The site plan shall include a tree survey. A construction

. line shall be delineated on each site plan submitted for City

approval. This limit line shall include all building, park-
ing, and vehicular use areas, and all areas of required cut
and £ill. Within this area, the requirements of Section 5189
(Landscaping) shall be shown. Outside this limit line, no tree
survey shall be required and the project developer shall be
required to leave wndisturbed all areas of native vegetation
including trees, shrubs, and wunderstory vegetata.cn to a
reascnable and feas:.ble extent.

The eite 'phn shall 4llustrate the location of all ¢rash
receptacles, air 'conditioning and heating equipment, loading
aress, parking areas, lighting and an indication of the
methods to be used to screen all such areas fram all public
views. If air conditicning, bheating units, penthouses,
parapet’ walls, or water storage reservoirs for £fire safety
rmust be located on roofs of structures, they shall be -creened
from view, both honzmta.lly and verucally.

The -site plan shall illustrate the height calculation as
provided for in Section 5188 by showing the cross sections
required to demonstrate that each building camplies with height
liritations. . ’

For projects requesting perfonmnce iment.wes for scenic
vista protection as per Sec. 5192, the site plan shall illustrate
‘the location and nature of any existing or potential scenic
vistas frum or 4in close proximity to public roadways o©r
recreaticr. areas, &nd shall shce how such vistas would be
impactzd by the proposed development. For the purposes of
‘this ordinance, a scanic vistz shall be defincd as a qen"ally
recognizable, noteworthy view of Lake Travis, lake Austin, the
valleys of the Colorado River, Darton’ Cresk, Bull Creek, and
wast Bull Creek, or the do.ntown area of Austin, Protection
of scenic vistas may be demonstrated through use of:

1. Photograplb of all cxisting scenic v:.stas at t.he
sice, ,
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2. Schematic plans and sections showing clearly the

_ impact development will have on scenic vistas,

3. -Elevations or perspective sketches showing the
- proposed developrent fr.m the adjacent roadway,

The Office of land Development Services shall develop a map

indicating segments of Hill Country Roadways along which
scenic vistasa are prevalent.

SITE DEVEDM\H‘" ‘REI?JIATICNS

All land and buildmgs within a Hill Country Roadway Corridor shall

caply with all requirements of Section 5100 (Principal Roadway Areas)
as well as the following:

Intensity Zones. Floor-to-Area Ratios and height shall be
determined relative to low, moderate, and high intensity zones

indicated below, consistent w:.t.h the applicable camprehensive
plan.

1. High Inte.nsn.ty - All land within one thousand feet
(1000') of the right-of-way of two intersecting State~
-maintained roadways, and with frontage on ‘both highways
or on one highway and an intersecting arterial or collec-
tor roadway, as well as all land along loop 2460 within
three thousand five hundred feet (3500') frcm its inter-
sect.xm with U.S. 290,

2. Moderate Intensity - All land not included in the High
Intensity designation and with ﬁmtage on:

(a) Loop 360 (exclud.mg RR 2244 = RR 2222 except as per
().

~(b) Ioop)360'(1200 ‘feet north and south of Westlake

. Drive). -

(©) FR 2222 (M 620 - 2.1 miles east of RY 620))

(d) ™M 620 {(Comanche Trajil = Anderson Mill Road and
lohman's Crossing = Stewart Rd.)

(e) A Hill Country Roadway and an intersecting arterial
or collector street, 1limited ¢o land within five
hundred feet (500') of the right-of-may of the
intersecting street, but excluding intersecticns
along RM 2222 east of loop 360.

(f) A Low Intensity roadway segnent where the sole
access to such a tract is fran an arterial or
collector roadway other than the aill Country
roadway. .

3. low Intenszty - All land rot included in the Moderate or
la- Ta lllt—n ey ':.... . -\\ .
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Nonresidential Floor ¢o Area Ratio. All nonresidential
buildings shall be limited to a maximm Floor-to-Area Ratio
coputed by reference to slope grachents and mtenszty level
as follows:

Slope Gradient , Intensity Level
" of Langd - o low lcirrate High
0-15% . .20 025 030
15-25% - .08 T W10 12
25-35% L .04 «05 - .06

"Floor to Area Ratio"™ sghall be defined as the ratio of gross

" floaor area (exclusive of parking structures and atriums) to

site are: within the arpropriate slope class within the Hill
Country FRoadway Corridor. For purposes ©f calculating allow-
able flcor area and Impervicus cover (where applicable), the
gross site area shall exclude additional dedicated right-
-of-way only to a maximm of sixty feet (60') fram the center-
line of a Hill Country Roadway. In no event shall the Floor-
to-Area Ratio. on the 0-15% slopes excced the £ollowing
maximms 4including any additional. cred.xts added by Secdm

5192:

Intensity level
Low Moderate Hich
«25 .30 .35

Construction an Steep Slopes. No rocadways or driveways shall -
be constructed on slopes in excess of fifteen (15%), except
where necessary to provide access to areas of flatter slopes.
Cuts and £ills on roadways or driveways are to be restored as
described herein. No building or parking areas ghall be
constructed on slopes in excess of fifteen percent (15%),
provided, however, that buildings and parking structures may ,
e located on slopes of 158-25% when the following criteria. -
are met:

1, Structures located wpslope of slopes over fifteen percent

(158) area ghall be constructed utilizing pier and beanm
techniques. Fill shall be placed to blend with the .
natural contour. No vertical walls shall extend beyond
the lowest finished floor elevation, other than neces-
' pary to screen mechanical appurtenances, and shall be
stepped, if appropriate. Terraced £ill and walls ghall
be 1 to 1 grade limited to four feet (4') 4in height for
each terrace. More than one level of terrace is permit-

2. Structures Jlocate@ downslope of slopes over fifteen
paoezit (158) cxe ds onccaraged to b2 terraced and
consoliidatel into the hillside. Structural excavation
ghall rot exce=d a maximm of eight feet (B8') in depth.
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Areas of cut not hidden fram view shall be effectively
screened by additicnal landscaping.

3. Hillside vegetition shall not be disturbed other than

that necessary to locate the structure., All disturbed
areas shall be restored with native vegetation as per
Section 5189. s

4. . 'If terraces are not provided, cuts and £fills are to be
restored to 3 to 1 slopes and with vegetation. Naturally
restored slopes are limited to eight feet (8') in length,
Terraces are t0 be installed in between the slopes if

more than a single 8' slope is required.

Height. The height of buildings shall be 1limited but the
permittea height may increase as the distance from the right-
of-ray increases. Within two hundred feet (200') of the
right-of-way of a Eill Country Roadway, no -building shall
exceed twenty-eight feet (28'). Beyond ¢two hundred feet
(200') £rom the right of way of a Hill Country Roadway,
height may increase” but shall not be permitted to exceed
twenty-eight (28') in low Intensity areas, forty feet (40') in
Moderate Intensity areas, or fifty-three feet (53') in High
Inténsity areas, except as provided in Sec. 5192,

Underground Utilities. All on-site utilities shall be located
mderground unless reguired by the utility to b2 otherndse
located,

Bmldmg Materials, Build,i.ngs shall be designed to utilize,
to the greatest extent feasible, building materials such as

‘rock, stone, brick, and wood, which are camatible with the

Hill Country envircimzit, No mirrored glass with a ieflec-
tance greater than twenty percent (20%) shall be permitted.

LANDSCAPE REQUIREMENTS,

Tree Reoval. For each tree removed with a trunk greater in
diameter than six inches (6"), (measured at a point four and
one-half feet above ground level), or for each cluster of
three (3) or more trees located within ten feet (10') of each
other with trnunk diameters greater than two inches (27), of
live ocak, Spanish oak, cedar elm, shin oak, bald cypress, post
oak, pecan, bur oak, or black walnut, and for smcll native
trees such as Texas madrone, black ' cherry, Texas mu‘ntain_
laurel, evergreen sunac, Mexican buckeye, flameleaf sumac, or
Texas persimron, the. developer must campensate by planting a
sufficient amount of native species mentioned above within
d.;eturr ‘1 cress that will reascnably curq:ensate for the loss

CL [OMREN '.'..".u_ o wsde
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b. Highway- Vegetative Buffer. Except for clearing necessary to
- provide utilities and access to the site, no clearing of
vegetation- shall be permittad within one huxired feet (100')
of the - dedicated right-of-way of a Hill Country Roadway;
provided, however, that 3in no case shall such wvegetative
buffer exceed twenty percent (208) ©f the acreage of the
‘applicant's property. In cases where the buffer area has
previously been substantially disturbed, it shall be
‘revegetated with native trees, shrubs, and grasses and up to
fifty percent (50%) ©f the buffer may be utilized for de-
tention/sedimentation ponds and wastewater drainfields,
subject to such restoration. -

€. Natural Area. At least forty percent (40%) of the site,
excluding dedicated right-of-way, shall be left in a natural
state, Priority ghall be given to protection of natural
critical areas identified in the City's Camprehensive Plan in
meeting this reguirement., Natural areas located within
parking medians and the required Highway Vegetative buffer may
count toward such forty percent (40%) requirement. In the
event that the natural area requirement conflicts with the
requirements of another applicable ordinance, such conflict
shall be resolved with the minimm departure fram the terms
herecf and approved by the City Council after recammendation
of the Planning Comission.  Up to twenty-five percent (25%)
of the area required to be kept in a natural state may be used
for sewage disposa. fields; provided that such areas are

appropriately revegetated,

4. landscaped  Screening. All parking areas and de-
tention/sedimentation ponds Ehall use existing vegetation or
installed landscaping to screen pavement, wvehicles, and pands
frem the roadway and from adjacent properties, This screening
ghall include dense massing of ¢trees in addition to existing
native understory vegetaticn or shrubs massing or bemms.
'Xbpogra;iuc changes shall L= considered  in reviewing this
provision. A median of not less than ten feet (10') in width
containing existing native trees or dense massing of installed
trees, shall be placed between each parking bay.

5190  SINS

In addition to applicable provisions of the City's sign ordinance, the
following requirements shall apply to ngns within a Hill Country
Roadway Corridor: :

a. Pemitted Signs.

1. : One (1) f£frecstanding berm or monument sign of up to
sixty-four (64) square feet in area sghall be permitted
for each street f.rcntage. Where street frontage exceeds
gix hurdred €22t (CLD'), two such signs shall be permit-

C ted,  Such signs suall not exceed twelve feet (12') in
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5191

Prohibited Signs.

mwwexmCITY OF AUSTIN, TEXAS

~height or the square root of the distance from the sign
to the nght-of-way. vhichever 1s less.

| 2. In multi-tenant project.s, one (1) wall -sign shall also be

pexmitted for each individual business establishment,
with lettermg not to exceed twenty-four inches (247) in
height.

Internal lighting of signs, neon or flashing

signs, building floodlighting, and freestanding pole or post signs
shall not be permitted. All spotlights and exterior lighting shall
be concealed fram view and oriented away frum adjacent properties
and roadways.

b.

TRM?:C REQUIREMENTS.
Access, Access to a Hill Country Roadway may be prohibited

fran any tract having access to a street intersecting with a

Hill Country Roadway or any tract with frontage on a Hill
Country Roadway which has access through an existing joint-use

access easement or driveway. Otherwise, access to a Hill
‘Country Roadway shall be limited to one driveway except as

follows:

1. the estimated daily traffic volume for the single drive-
way exceeds five thousand {5,000) vehicles per day;

2. the traffic using theé single driveway would exceed the
capacity of a stop sign controlled intersection during
cne peak street traffic hour or the peak site traffic
hour; or

3. a capetent traffic analysis dm:mst.ntes the need for an .
additional driveway due to traffic conditions and the
Director of Office of land Development Services agrees
that an additional driveway is required.

No more than two access points shall be permitted from any cne

development onto a Hill Country Roadway,

Driveway location. Maximum practical spacing between drive-
ways shall be provided, Unless otherwise approved by the

Director of Urban Transportation, no driveway accessing a Hill

Country Roadway shall be located:

closer than three hundred feet (300') f£rum the nearest adja-
ceml:‘m drivewvay, unless no other access is available to a tract
of a;

where the sight distance is less than ' five hundred fifty feet
(550');

on the inside radius of a curve; or

where the roadway grade of the Hill Country lba&way exceeds
eight percent (8%)..

-~
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Joint Use Driveways. For purposes ©f this Section, a joint-
-use driveway means & driveway located entirely or partially
on one tract of land which is available for use as access to
and from a public street from an adjoining tract of land.
Unless otherwise waived by the City Council and subject to the
Highway Vegetative Buffer provisions herecf, each applicant
may be required to provide a joint-use access easement across

his or her tract frum property line to property line generally

parallel with the right-of-way of the Hill Country Roadway for
the use of adjacent property owners when the adjacent lots
have insufficient frontage, as detemmined under the provisions

- of this ordinance, by the Director of land Development Ser-

vices. No access to a Hill Country Roadway will be permitted
for  tracts which do not have frontage en a Hill Country
Roadway, unless recamended by the Director of land Develop-
ment Services. The City Council may waive this requirement
upon the recamendation of the Director of Urban Transporta- -
tion or *hen the topography of the tract makes such joint-use -
Impractical or undesirable. If the applicant is required by
the City of Austin to construct improvements such as providing
wider driveways or additicmal driveways for use as a joint-use
driveway, the landowner(s) of the adjoining ‘tract(s) benefited
by such joint-use driveway shall be required by the City of
Austin to participate in the cost of such improvements on a.
pro rata basis as follows: : : :

1. 1If the owner of the tract benefiting froum such joint-use
driveway is not ready to participate in the cost of such
improvements at the time of the construction of those
.improvements, the owner of the tract upon which the
improvements are to be ocmstructed may elect not to
construct them ¢to accammodate the adjacent tract but
ghall leave sufficient area for such comstruction,

2. If the applicant elects to comstruct such improvements to
serve an adjecining tract, the City shall require . the
owner of a benefited tract to ghare in such cost at the
time such adjoining tract is developed.

In camputing the amount of impervious cover on the site, there
shall be excluded fram such camputation: (i) one hmndred-ten

- percent (l108) ‘of dmpervious cover required for the sole

purpose of providing access frum adjoining land to a joint-use
driveway (excluding parking spaces and aisles serving parking
spaces) located entirely on the site; and (ii) fifty percent
{50%) of the impervious cover required for the sole purpose of
providing a joint-use drivevay (excluding parking spaces and
aisles serving parking spaces) where no portion of such
driveway is located on adjoining land. -

Streets and Intersections. Minimm spacing between local
soects shall be six hundved feet (600') and ketween collector

streets ghall be thirteen hurdred and twenty feet (1320°).

9




Pt e —

£.

g.

=Ciiy OF AUSTIN, THXAS e e a—

Arterial streets must conform to the Austin Metropolitan Area
Roadway Plan.

Improvements to intersections with a Hill Country Roadway will

"be required when determined frum a review of the Traffic

Impact Analysis. The construction of grade separated inter-
changes which provide fifty percent (508) of the access
required for an individual project are discouraged unless the
interchange is also located at the intersection of an arterial
street, as shown in the Austin Metropolitan Area Roadway Plan,
or is located based on appropriate spacing for weaving maneu-
vers at ranps and resultmg capacity ccns;deraums

Median Breaks. The number of modian breaks on Hill Country
ys should be minimized., Additional median breaks on

Loop 360 are prohibited and future connecting streets should

align with median bresks to the greatest extent practicable.

Priveway Permits, City of Austin driveway permt applicaticns
for a Hill Country Roadway must be approved prior to

consideration of site plan and zoning changes by the Planning
Ocrmussxm.

Procedure Where Applicant Requests Construction in Pmposed

Right-of-Way. Where the applicant regquests site plan approval
for construction of improvements in a proposed right-of-way in

© accordance with standards set forth in this Section, the

5192.

Planning Camission shall notify the Director of hkublic Works
that an application has been filed requesting construction of
improvements in the proposed right-of-way and refer the
request to the City Council, who sghall determine whether
construction of irprovements in the proposed right-of-way
ghould be permitted.

/.

PERPCRMANCE INCENTIVIS

The Planning Camission and City Council shall, as appropri-

ate, approve any individual or combination of the following
development bonuses in order to recognize innovative design
beyond that required to camply with this and other City
ordinances, and which is considered to better Sfurther the
goals of the Hill Country Roadway Ordinance: '

1. Floor-to~Area ratio increases of up to .05 to 1 for land
of 0-15% slope.

- 2, Building height increases not to result in a maximm

height exceeding forty feet (40') in Low Intensity areas,
fifty-three feet (53') in Moderate Intensity areas, and
sixty-three feet (63') in High Intensity areas.

3. Reduced setbacks of up to twenty-five feet (25) less
than those required.

10
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Performance criteria to be considered in recamending bonuses
should relate reasonably to the bonuses bemg ammved and may
include the follwmg

1. Preserving scenic vistas, including the provision of
public observation points. This dncentive is allowed
enly where a view can be preserved. ‘

2. Limiting access to yvadways other than Hill Country
Roadways where such roadways do not encourage traffic
through residential areas,

3. Reducing impervious cover by 15% or rore beyond the
minimmm standards allowed by this or other crdinances.

4. Increasing landscaping or uetbacks by more than 50%, and
“dncreasing natural areas.

5, Providing mixed-use development, particularly those that

include residential uses and comumity facilities,
6. Reducmg build.mg mass by brea)d.ng up h:ildmgs.
7. Using "pervious pavers®” when not &receiving impervious
cover credit, :
8. Consolidating small lots to create parcels with a minimm
of three hundred feet (300') of £mtage en & Hill
- Country Roadway.
9. Using pitched roof design features,
10. Constructing and/or dedicating public facilities such as
. parks, roadways and right-of-way, police, fire, or EMS
sites, regicnal drainage facilities or other facilities
‘ in excess of that required by City ordinances. :
11, Maintaining the comstruction of all buildings a~d par)u_ng-
areas on 0-15% slopes. '
12, Using energy-conserving and/or water conserving devices
which reduce consumption below what is required by City
ordinances,

In order to qualify'for bonuses under this section of the

. ordinance, a development should deronstrate compliance with at

least fifty percent (508) of the ebove criteria., The use of
bonuses shall be hmted to unusual c:.rcmstances vhich
$nvolve:

1. An undue hardship imposed en a tract by the ordinance or
the cumilative effect of several ordinances due to its

peculiar configuration, topography, or location; or

2, Demonstration of highly imnovative architectural, site
planning, and land use design of a caliber rot prevmusly
utilized in the Austin area, and of such a quality as
- set an excenent example for subsequent developments.

HILL COUNTRY ROADWAY CORRIDOR MASTER FILE S

The Office of Land Development Services of the City of Austin
ghall cuipile and maintain a currca: s@aster Tile of the lill
Country Roadway Corridors consisting of the following: -

11
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1. A master contour map of all of the Hill Country Roadway

: Corndor indicating all proposed and approved land uses.

2. A master file of all site plans for the Hill Country
. Roadway Corridors including all submitted  site plans
whether ultirmately approved, disapproved er. withdrawn.

3. A maste: map showing all specific existing or potential
scenic vistas, scenic overlocks, etc, as identified by
the Office of land Development Servzces ard by the scenic
view analysis.

b. Ixmediately prior to the consideration of any project located

nthin a Hill Country Roadway Corridor by the Planning Camnis-
. s’on or City Council, the Office of land Development Services
shall present a sumary of the current status of the Master
. File., In addition, at least ten (10) days prior to the Plan-
ning Commission public hearing on a proposed 2o0ning change or
‘site plan approval within the Hill Country Roadway Corridor,
the Office of Land Developrert Services shall notify the two
registered neighborhood groups that are closest to the pro-
posed site of the date, time, and location of such public
hearing., -

VWAIVERS
An applicant presenting a site plan for approval as required by

this Article may reguest in wntmg & waiver fran one or nore of
the specific requirements upon a showing by the applicant that this

ordinance imposes an undue hardship on the tract due to its

peculiar configuration, topography or location or that the proposed
project demonstrates the use of highly innovative architectural,
site planning or land use techniques. The City Council may approve
any waiver to the minimm extent necessary to allow the moject to
be constructed. The applicant for any such waiver shall have the
burden of showing that the proposed pmject, with such waiver

granted, will be as good or better than a project developed under

the standards of this Article in tems of enviramental protection,
aesthetic enhancement, land use campatibility, and traffic
considerations.

EXEMPTIQRIS.

a. The provisions of this Section shall not apply to any site
plan which has been approved on or before the effective date
of this ordinance, by the City Council. Modifications to such
approved site plans which include moving a structure more than
twenty-five feet (25') or increasing the height or square
footage of a building are not exempted from this Section,
unless a zoning change has b2en granted allowing such changes.

12
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Site plans for which City. of Austin site development permits have
been issued on or before the effective date of this ordinance,
shall be exampted from the provisions of this Section; provided,
however, that such development shall be required to comwply with
the requiretents set forth 4in Section 5600 ' (Landscaping

ts) and Chapter 9-12 (Trees) of the Austin City Code of
1981, as anended v

Site plans which were recamended for approval by the Planning
Camuission prior to November 6, 1985, and site plans which
were submitted prior to May 23, 1985, shall be exespted from
the provisions of this ordinance; provided, however, that such
progects remain subject to applicable ordinances in effect at
the time of submittal.

Single~family hames and duplexes on platted lots shall be
exampt ﬁun the provisions of this Section.

Develogmt an tracts abutting a Hill u:unt.ry Roadway in
segrents designated in the Austin Metropolitan Area Roadwe
Plan as ®Parkway" is exempt from Section 5189(b) (Highway
Vegetative Buffer) of this ordinance. Provided, however, that on
such tracts a minimm twenty-five foot (25') natural or
landscaped buffer shzll be provided with no buildings located
closer than fifty feet (50') to the proposed right-of=vay of
the Hill Country Roadway, as ppecified in the Roadway Plan.

Any Planned Development Area (PDA) approved by the City
Council pricr to the effective date of this ordinance, is
exept from the provisions of this Art.:.cle

Notwithstanding any language to the contrary herein, this
Article shall not apply to development located within one
thousand feet (1000') of the ded;cated public right-of-way of
U.S. 183 or U.S. 290 West.

Ahrdmxeroﬂue.rwiseexmptfrmtheprwzsxmsofﬂus
Ordinance may file a request with the Director of OLDS to come
under the provisions hereof. The Director of OLDS ghall make
a recomendation to the Planning Comission and City Council’
with respect to the appropriate provisions that should be
applied to the epplicant's tract as well as any waivers that
are appropriate taking into consideration the land use ap-

that already exist for the applicant's tract, it being
the intention of the City to attempt to bring such tracts into
voluntary campliance as close as reasocnably possible to the
provisions of this Ordinance without creating an undue hard-
ship on such applicant. The Council ghall approve  waivers as
may be appropriate to the minimim extent necessary based upon
the recaommendations of the Planning Caunissim and the Direc-

tor of OLDS.

Zone change applications which were filed prior to-November 6,
19¢5 and which are recammanded for approval by the Planning

| Camission prior to April 1, 1986, for properties located along

the R4 620 corridor between RR 2222 and Anderson Mill Road may be
processed without submission of a site plan; provided, however,

13
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that such pmjects mist meet the site plan requirements of this
ordinance prior to final r-nding of the rezoning ordinance,

5196 OFDINANCES SUPETTEDED

Sections 5180 through 5199. superccde the follcwing ordinance sections for
all projects subject to their provisions: '

Capital of Texas Highway Corridor

chulations - » Sections 5120 through 5139
2222 Highway Ccrridor

Regulatians - Sections 5140 through 5153
2244 Highway Corridor |

Regqulations - Sections 5160 through 5173

and the provisions of Ordinance No. 850506-B (R4 620 Interim Requlaticns).

PART 3. This Ord.mance shall be reviewed by the City Council within 30
acys pi pruo: to cne (1) year after its effective date.

PART 4. If any provision, section, sentence, clause or phrase of this
Ocdinance, or the application of same to any person or set of circur
stances, is for any reason held to be unconstitutional, void, or invalid
(or for any reason unenforceable), the validity of the remaining por-
tions of this Ordinance or its application to other persans or sets of
circunstances shall not be affected thereby, it being the intent of the
City Council of the City of Austin adopting, and of the Mayor in approv-
ing this Ordinance, that no portion hereof or provision or regqulatien
cantained herein shall becane incperative or fail by reason of any
wcanstitutionality or invalidity of any other portion, provision or
requlation.

PART 5. The rule recuirmg the reading of an ordinance on three separate

- days 1s hereby suspended, and this Ordinance shall becare effective ten

(10) days following the date of its passage as providad by the Charter of
the City of Austin.

PASSED AND APPFINID 5
, 5 %
s
January 16 . 1986 s /%!a—//v//
Frank C. Cooksey
Mayor
APPROVED: ATTEST: // / ILwrn
Paul C. Isham Betty G. Brown
, City Attorney Deputy City Clerk
T/ saf

hill country ord3
ibmird
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APPENDIX B

LIST OF RECOMMENDED TREES

Trees - Deciduous

Red Alder Alnus rubra

White Alder Alnus rhombifolia

Bigleaf Maple Acer macrophyilum

Pacific Dogwood Cornus nuttallii

Cascara Rhamnus purshiana

Trees - Broadleaf Evergreen

Oregon Myrtle Umbeliularia californica
Arbutus menziesii

Pacific Madrone

Trees - Coniferous

Western Hemlock
Western Red Cedar

‘Coast Pine

Pont-Orford Cedar
Grand Fir

Noble Fir
Douglas Fir

Tsuga heterophylla
Thuja plicata

. Pinus contorta

Chamaecyparis lawsoniana
Abies grandis

Abies procera
Pseudotsuga menziesii
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